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Honorable Board of Recreation and Park Commissioners:

This firm represents La Cienega Owner LLC (“Owner”), owner of the property located at
3401 S. La Cienega Blvd. (“Property”). We are writing to you on behalf of Owner seeking your
assistance regarding Owner’s Recreation and Parks (“RAP”) fee credit application. For the reasons
set forth in this letter, we hereby formally request that you place Owner’s fee credit application on
the Commission’s February 20, 2025 agenda for a public hearing so that we may present our fee
credit application to you for decision.

In June 2022, the City approved Owner’s entitlements to redevelop the Property with the
mixed-use “Habitat” project, consisting of 260 residential units (including 22 units affordable to very-
low income households and 7 units affordable to workforce housing households), 228,000 sf of office,
3,000 sf of ground floor retail, and a spacious ground floor plaza and open space area abutting and
connecting directly to the Metro E Line La Cienega/Jefferson station. Project construction
commenced in June 2023, and Owner anticipates being ready for temporary certificates of occupancy
in December 2025. Owner began the process in April 2023 of applying for a fee credit from the RAP
fee to account for the additional 33,859 sf of ground floor open space that Owner voluntarily set
aside to distinguish Habitat as a truly pedestrian and transit oriented urban village. Owner has worked
in good faith with RAP staff since that time to address numerous rounds of comments regarding the
fee credit submission. Then, in a sudden about-face, RAP staff wrote in a letter dated October 31,
2024 that they would not recommend the fee credit proposal move forward and that they would not
recommend Owner receive any RAP fee credit. In that letter, RAP staff cited criteria contrary to the
City’s fee credit ordinance and implementation policies, including RAP’s Fee Credit Policy just
adopted in Fall of 2023, and took a position that was wholly inconsistent with RAP staff’s treatment
of Owner’s proposal up until that date, as well as with past fee credit applications at other properties.

Owner’s fee credit proposal conforms to the City’s fee credit ordinance and implementation
policies. We strongly believe that Owner’s proposal will be of great benefit to the West Adams and
transit ridership communities and, as required by the fee credit ordinance, the array of active and
passive amenities will alleviate the project residents’ need for additional recreational facilities.

Los Angeles | Orange County | San Diego | Century City | San Francisco | New York
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Notwithstanding RAP staff’s October 31, 2024 letter, Owner requested that RAP staff schedule our
proposal for a hearing before the Board of RAP Commissioners (Commission) so that we could
present our proposal to the Board for a final decision. RAP staff stated on January 16, 2025 that they
would not schedule our fee credit proposal for a hearing and instructed Owner to reach out to the
Board of Recreation and Park Commissioners directly to formally request a public hearing on
Owner’s fee credit proposal.

Accordingly, we hereby formally request that you place our fee credit application on-the
Board’s February 20, 2025 agenda for a public hearing so that we may present our fee credit
application to you for decision. The fee credit submission on which we request the Board to take
action is the October 7, 2024 submission attached to this letter as Attachment 1, which is the most
recent fee credit proposal that Owner submitted to RAP staff and which incorporates all of RAP staff’s
comments to date. Please confirm Owner’s fee credit application will be placed on that agenda. Tf
we do not receive confirmation from you that this application will be set for a hearing, we plan to
attend the February 20, 2025 meeting to speak during general public comment on this topic.

For your background information, we attach the following materials:

) Attachment 1 — The most recent version of our fee credit proposal, which Owner
submitted to RAP staff on October 7, 2024, and which is also the submission on which we would like
the Board to render a decision. This proposal incorporates all comments received from RAP staff
prior to the issuance of their letter dated October 31, 2024.

(2) Attachment 2 — RAP staff’s letter to Owner dated October 31, 2024 stating that they
did not recommend that our application move forward.

3) Attachment 3 — A letter that this firm wrote to the Mayor’s Office and Council District
10 on November 20, 2024 to discuss the fee credit, which provides the background and timeline of
our application process with RAP staff.

We look forward to presenting the fee credit proposal for Habitat to you.
Regards,
Wlf\’-—\,

Margaret R. Akerblom
MR A:sah



Sent via Email: jimmy.kim@lacity.org

QOctober 7, 2024

Jimmy Kim

General Manager

Los Angeles Department of Recreation and Parks
221 N. Figueroa Street, Suite 400

Los Angeles, CA 90012

RE: PARK FEE RECREATION CREDIT RE-SUBMISSION FOR VTT-83350-CN LOCATED AT 3401 LA
CIENEGA BOULEVARD IN RESPONSE TO LETTER RECEIVED FROM THE LOS ANGELES
DEPARTMENT OF RECREATION AND PARKS DATED MAY 13, 2024

Dear Mr. Kim,

We are the developer of Habitat, located at 3401 S La Cienega, and acknowledge the letter received
from the Los Angeles Department of Recreation and Parks (“RAP”) dated May 13, 2024 in regards to
our most recent Recreation Credits Application submission which was sent to RAP via email on
April 22, 2024. Enclosed herewith we are pleased to submit a revised Recreation Credits
submission including updated exhibits and estimates which address the comments received from
RAP (“Revised Submission”). The foregoing letter provides RAP with further background and
narrative specific to each comment received from RAP to assist in its review.

Habitat is a transit-oriented, live-work-thrive destination situated on 3.5 acres at 3401 S. La
Cienega Blvd in Los Angeles located directly adjacent to the La Cienega/lefferson Metro station.
Designed by SHoP Architects (Design Architect) and RELM Studio (Landscape Architect), the all-
electric development will feature 260 rental units (including 22 affordable units at the Very Low
Income level as well as 7 units of Workforce Housing), commercial space, and an acre of open
space designed to resemble a neighborhood park. Scheduled for completion in early 2026, Habitat
is a sustainable project that will achieve LEED Platinum for commercial, LEED Gold for residential
as well as Fitwel certifications.

La Cienega Owner LLC
515 South Flower Street, Suite 600 Los Angeles, CA 90071 www.lendlease.com
T 213 430 4660 F 213 430 4669
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Public Recreation Credit Area (Aerial View)

Highly visible and accessible to Metro Rail E Line riders, the Public Recreation Credit Area will serve
to enhance the urban experience providing space to exercise while walking or jogging, resting at the
many seating areas, and cooling off under shade provided by trees and the adjacent buildings.



RAP Recreation Credit Policy:

Applicant submitted an application for Vesting Tentative Tract Map VTT-83550 for Habitat on
September 14, 2021, and that application was deemed complete on January 7, 2022 and therefore
vested on that date. Applicant submitted its application for the Recreation Credit on August 10,
2023. Therefore, the standards that RAP can apply to this application for a Park Fee Recreation
Credit are the written standards in effect on January 7, 2022, which consisted of LAMC § 12.33 and
Recreation Credit Exhibit Instructions PF-3002-1 [revised 11.28.2017]. The current RAP Credit
Policy was not adopted until October 19, 2023. Because it was adopted after Habitat’s
entitlements vested, as well as after Applicant applied for the Recreation Credit, the current RAP
Credit Policy does not apply to this application. Nonetheless, Applicant has carefully reviewed
each comment in RAP’s comment letter dated May 13, 2024 and has, in good faith, attempted to
implement as many of RAP’s comments from the current RAP Credit Policy as are feasible.

Applicant response to RAP’s May 13, 2024 comments regarding the April 22, 2024 submission:

Open Space Exhibits:

e The open space exhibits that detailed the required and excess open space areas provided in
the Publicly Accessible and Privately Accessible exhibits do not match the Department of
Building and Safety (LADBS) approved open space plan. If the open space on the LADBS
approved open space plan is identified as part of the code required open space, then itis
not eligible for credit. For example, this means that a portion of the ground floor plaza on
the west side of the property (as shown on “Sheet 08” of the Publicly Accessible exhibits)
and the outdoor space on the second level are not eligible for credit.

Applicant Response: The Revised Submission is in conformance with the approved LADBS
open space plan. The prior submission did not conform to the currently approved LADBS
open space plan because the applicant had made revisions to the open space plan in an
attempt to address RAP’s previous comments and had planned to subsequently seek
LADBS approval for the revised open space plan. Applicant held off seeking that LADBS
approval until receiving confirmation from RAP that staff would support the recreation credit
proposal. However, to simplify the process, this Revised Submission reverts back to the
LADBS open space plan.

e The amount of open space identified in the April 2024 submission is much higher than the
previous Recreation Credit submission and it is unclear why areas not previously identified
as Publicly Accessible and Privately Accessible space are identified as such in this
submission.

Applicant Response: As outlined above, the applicant was attempting to address RAP staff
comments from a prior submission by reallocating code required open space and
Recreation Credit Areas as well as identify areas not previously included within either.
Nevertheless, the amount of open space identified in the Revised Submission aligns with



the approved LADBS open space plan and the Recreation Credit area is within that of the
pre-April 2024 Recreation Credit submission.

There is lack of coherence in the areas identified for publicly accessible credit. Areas
identified for recreation credit should have clear and visible boundaries (on the plans and in
reality) to ensure future enforcement of the areas is possible.

Applicant Response: Please refer to the detailed exhibits in the Revised Submission. The
amenities which are included in the publicly accessible recreation credit areas have been
labelled and identified as either active or passive on Sheet 05 for clarity and ease of
reference. While not included within the Recreation Credit areas, there are no fences or
boundaries that separate the remaining open space at the ground level (aside from the dog
area which is part of the LADBS open space area) providing visitors with additional access
to the Metro shared use bike path and an open sports area at the northwest corner of the
site with additional landscaping and seating areas. The walking and jogging path will be
clearly identified with signage and markings on the pathway itself but the overall outdoor
ground level area will function and flow as a seamless experience.

The onus is on the applicant to ensure that the exhibits are clear and legible and match the
open space plan approved by LADBS. Any submission of recreation credit exhibits shall
include a copy of the LADBS approved open space plan.

Applicant Response: The LADBS approved open space plan is included in the Revised
Submission.

Privately Accessible spaces:

RAP will not grant credit for the community room and gym area (as shown on “Sheet 04” on
the Privately Accessible exhibits) as the community room does not have a mix of active and
passive amenities and therefore does not meet the overall requirements of the adopted
Recreation Credit Policy. Additionally, the gym area does not have any fixed or permanent
equipment, which is a requirement per the Recreation Credit Policy.

Applicant Response: The private recreation credit area in the Revised Submission includes
both active (Yoga Room, Gym/Fitness Room) and passive (Community Room and
Kitchen/Lounge Area) amenities. The Gym/Fitness room will provide a variety of equipment
types including some of which will be affixed. The Yoga Room will include equipment and
space for activities such as yoga and meditation. The Community Room and attached
Kitchen/Lounge area provide a gathering place for residents looking to get out of their
apartment and enjoy time with friends, play board games, arts and crafts, as well as to host
meetings and events. All of these amenities are listed as eligible for credit per the
applicable Recreation Credit Exhibit Instructions PF - 3002-1 [revised 11.28.2017] provided
by RAP staff. The RAP Board has previously approved privately-accessible recreation credit
for community rooms within development projects. Specifically, Council File No. 19-0023-



S1 contains the BAP Board Report dated Sept: 16, 2022 (“Board Report”), detailing the
approval of privately-accessible recreation credit for VTT-82227-CN, located at 942 N.
Broadway. Page 5 of the Board Report describes the “3,151 s.f.” community room and how
the proposed areas meet the requirements per LAMC 12.32 H.2. to receive RAP credit.
Relevant excerpts from the Board Report are attached for reference including the exhibit
and estimate sheets.

Furthermore, we have observed that recreation centers found in a variety of Los Angeles
parks include gym areas and community rooms which we agree are essential amenities to
support the health and wellbeing of the public as they provide opportunities for fitness and
social engagement outside of the home. The existing City of Los Angeles Public Recreation
Plan (part of the Service Systems Element of the General Plan) details the standards,
policies, and programs for new park development in the City. Multiple policies identify the
need to include community buildings as part of park development in the City of LA. These
policies were re-affirmed in a 2016 Resolution accompanying the adoption of the RAP Credit
Program.

Publicly Accessible space:

RAP will not grant credit for the walking/jogging path that extends on the south, east and
west sides of the building. Based on the submission, those areas appear to just be a minor
extension of the side walk and not part of walking/jogging path along La Cienega Boulevard.
A dedicated walking/jogging path should be clearly delineated from pedestrian path or
sidewalk and should not create conflict with cyclists. Additionally, the proposed
configuration of the path is not optimal as it would encourage residents and the public to
jog along the south side of the building where the most vehicular traffic and driveways are
located.

Applicant Response: The walking/jogging path that extends on the south, east and west
sides of the building has been removed in the Revised Submission.

The combination of active and passive amenities needs substantial revision in order to
meet the intent of the Recreation Credit Policy. RAP recommends the addition of active
amenities, useable grass or synthetic turf, and permanent shade canopies or structures,
which are detailed in the Recreation Credit Policy.

Applicant Response: All of the active and passive amenities have been identified in the

Revised Submission and are delineated and labeled accordingly. These amenities include
useable grass, shade provided by an abundance of trees, games areas including ping pong
tables, a walking jogging path, seating areas, and both hard and soft landscaping elements.



Raised Planters / Inaccessible Landscaping:

Per the Recreation Credit Policy, raised planters or inaccessible landscaping not meant
for recreational use shall not be more than 25% of the Area. In order to be able to review
this submission, RAP would need a calculation confirming the percentage of raised
planters or inaccessible landscaping in relation to the rest of the ground floor plaza. Any
future submission shall provide a site plan identifying the raised planters or
inaccessible landscaping with a calculation of the accessible and inaccessible areas.

Applicant Response: The areas of raised planters and inaccessible landscaping are
identified in the Revised Submission along with a calculation confirming the percentage
of same.

As currently proposed, the areas requesting Recreation Credit do not meet the
requirements of the Recreation Credit Policy and do nat resemble green, neighborhood
parks. These areas would likely not reduce the impact to the existing park system

Applicant Response: The proposed Recreation Credit areas in the Revised Submission
provide a variety of active and passive amenities commonly found within the existing
park system and will enhance and complement the recreational offering available to Los
Angeles residents. RAP maintains and operates a wide range of recreational facilities
throughout the City of Los Angeles, including parks, child care centers, public pools,
historical sites, senior citizen centers, recreation centers, and community centers.
Among these many sites, there are numerous examples of community room /
community center type facilities offering arts & crafts, hobbies and games, computer
labs, space for classes, meetings, or conferences, ballrooms, banquet halls, etc. Such
facilities include the Cypress Park Club House, the Devonshire House, the Ramona Hall
Community Center, and the South Seas House. As such, it is clear that the type of
facilities and amenities proposed in the Revised Submission resemble uses and
community facilities common among RAP’s various facilities. Further, a central goal of
the West Adams — Baldwin Hills — Leimert Community Plan (“Community Plan”} is to:

Create more small parks, pedestrian districts, and public plazas.

While regional parks and green networks are an important component of the City’s
open space strategy, more small-scale, urban open spaces must be developed as
well, as they are crucial to the quality of life of the City’s residents. There are many
opportunities at the community level to create public “pocket” parks as part of new
developments, to enhance pedestrian orientation in key commercial areas, and to
build well-designed public plazas. (1-11).

Chapter 5 of the Community Plan also details the need for Neighborhood Parks, which
provide “space and facilities for outdoor and indoor recreation activities to all residents
in its immediate neighborhood (5-19). Table 5-7 of the Community Plan identifies the
need for 411 acres of additional “Neighborhood Parks (including mini parks)”to meet
the desired standard of RAP park development.
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Applicant Response: The LADBS approved open space plans are included within the Revised

Submission.
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Applicant Response: The Revised Submission conforms to the approved LADBS open space plan.
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Applicant Response: The Revised Submission conforms to the approved LADBS open space plan.
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Applicant Response: The areas highlighted in red and blue are removed and not included in the
Recreation Credit areas in the Revised Submission.

The walking jogging path which extends across the entire site from east to west will be denoted by
signage and markings on the pathway itself. Bike rack areas are located adjacent to the Metro

shared use bike path and will include signage instructing cyclists to dismount in the pedestrian
areas.

13
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AREA 3rhooih) . Ground Flece Public Plaza (Pudlichy Arcessitie Space)

MR -

Applicant Response: The project’s focal point and ceremonial heart, Cienega Square anchors the
urban park experience and defines the project’s character. A large thicket of native trees and
shrubs softly screens the shared bike-way and serves as one side of a continuous tree canopy
wrapping all edges of the square. Bike rack areas are located adjacent to the Metro shared use bike
path and will include signage instructing cyclists to dismount in the pedestrian areas. The canopy is
a mix of evergreen and deciduous with closely spaced groves of Western Sycamore in the shade of
the residential building and evergreen Oaks in the sunnier areas providing their own shade year-
round. The understory beneath is dense with evergreen shrubs like heuchera and toyon that provide
color and interest. Both sides of the square feature terraced timber planter walls for seating and
appropriation, as well as fixed, colorful, metal and wood chair and table elements. Moveable
seating will also be provided. The paving design establishes the jogging/ walking path as a spine
across the project through its material identity of natural gray concrete with large, seeded
aggregates and widely spaced joint pattern and will also be denoted by signage and markings on the
pathway itself. It flows through the center of the square flanked by carpets of natural gray concrete
with smaller, denser seeded aggregate and tighter web-like joint patterns that define respite areas
tethered to fixed furnishing elements providing them an understood space for use outside of the
jogging path. A central 360-degree stacked wood timber feature links the square to the larger plaza
and Grove to the south via a small turf area that extends from the base of the terraces.

14
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Applicant Response: The Grove is a more plaza-like counterpart to Cienega Square, providing an
open, largely paved expanse of public space between the residential and office buildings. The plaza
is defined through a 4-color mix of earth toned square pavers that warm the atmosphere and
distinguish the plaza against the cast-in-place materiality of Cienega Square and the jogging/
walking path. Planting beds are organic in shape to encourage movement and exploration. The
planter edges sit flush with the paving to eliminate visual barriers to the larger park beyond and
allow for a connected experience with the native habitat. The counter provides a location for park
visitors to place food or other objects as they pause to enjoy the park atmosphere. Locally sourced
boulder features are set along planting edges, as well as gravel drainage swales (matching the
golden tones of both the boulders and the aggregates seeded in the cast-in-place concrete
pathway) that soften the transition from planting to paving. Seating in the form of timber walls and
anchored lounge chairs with tables are dispersed throughout to maximize shade and opportunities
for intimate conversations. The Grove itself is well shaded by an evergreen canopy of Olive and
Arbutus trees, and the seating environment is lush and colorful, with native sages and grasses
forming a meadow atmosphere that blooms throughout the year.

The areas highlighted in green and red form part of the Landscaped Open Space, however, the area
outlined in red identified as the building entrance/exit has been removed from the Recreation Credit
area in the Revised Submission.
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Applicant Response: The bike racks are located at convenient points for cyclists arriving from the

adjacent Metro shared use (bicycle and pedestrian) path. Signage will be posted instructing cyclists
to dismount.

The area outlined in red at the building entrance has been removed from the Recreation Credit area
in the Revised Submission.

16
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan and
the area highlighted in red is excluded.

17
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan.
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan.
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Applicant Response: The applicant will include fixed equipment within the Gym/Fitness Room,
and therefore the room itself should be eligible for credit. However, the applicant acknowledges
that there is no credit for loose fithess equipment and none has been included in the Estimate
within the Revised Submission.

The Gym/Fitness room will provide a variety of fixed and moveable equipment types including free
weights, benches, and cardiovascular equipment such as treadmills. The Yoga Room will include
equipment and space for activities such as yoga and meditation. The Community Room and
attached Kitchen/Lounge area provide a gathering place for residents looking to get out of their
apartment and enjoy time with friends, play board games, arts and crafts, as well as to host
meetings and events. These three rooms together comprise a multipurpose indoor recreation area
much like a community center with a variety of active and passive amenities.

Restrooms form an integral and code required function in any enclosed recreation area and the
community room and fitness areas cannot function without adequate restroom facilities. Residents
would not utilize these rooms if they or their guests only had access to restrooms in the dwelling
units. Accordingly, they are a necessary part of the indoor activity area and should be eligible for
credit.

The Revised Submission conforms to the existing LADBS approved space plan and so the outdoor
area highlighted in yellow is not included.

20



Wa look forward to working with you and your tearn to finalize our Recreation Credits Application in
a timely manner and scheduling an In-peysoen meeting to review any quastions that you may have
abaut aur Reviged Submigsion.

Sincarefy,

i s=

La Gilenega Owner LLTC

Ryan Burton

Senlor Vice Prasident and Development Director

Attachments; 247004 _LL_RECREATION CREDIT EXHIBITS_PRIVATE

Ceos

2024.10.01 - Recreational Cradits - Private R3
241004_LL_RECREATION CREDIT EXHIBITS_PUBLIC
2024.10.01 - Recraation Cradits - Public R3

Recraation Credit 83550 Response did 05.13.2024
9428roadway_CommunityRoom_RAPapprovedCosts
22BreadwayCommunityRoamirsmtAPboardApprovel
8428roadwayCommunityRoomfromRaAPboardapproval

RAP Park Fees Group, rap.parkfeesi®acity.org

Meghan Leura, meghan.fuara@lacity.og

Darryl Ford, Darryl ford@lacity.org

Kimanl Black, Office of Council District 10, Rimank. black@laciy.ong
Hakaem Parke-Davis, Office of Council District 10, hakeem.parke-davis@lacily.og
Andrew Westal, Office of Council District 10 andrewwestall@lacity.ong
Ryan Ly, rvan. ly@lacity.org

Wittiem Lamborn, iyan.ly@lasity.org

Ryan Burtan, ranburton@lendlaase.com

Slen Rosic, glen.josic@lendlease.com

e Pisging, [06,piscina@iendigass.com

Tanner Blackman, tanner@irvineassec.com

Marty Akerblom, makerblom@atienmatkins.cem
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DEPARTMENT OF RECREATION City of Los Angeles JIMMY KIM

AND PARKS CALIFORNIA GENERAL MANAGER
BOARD OF COMMISSIONERS MATTHEW RUDNICK
EXECUTIVE OFFICER

RENATA SIMRIL
PRESIDENT CATHIE SANTO DOMINGO
LUIS SANCHEZ

VICE PRESIDENT CHINYERE STONEHAM

FIONA HUTTON

MARIE LLOYD KAREN BAS BRENDA AGUIRRE
BENNY TRAN MAYOR ASSISTANT GENERAL MANAGER
TAKISHA SARDIN (213) 202-2633
BOARD SECRETARY
(213) 202-2640

Sent via Email; glen.rosic@lendlease.com

May 13, 2024

Glen Rosic

Lendlease

515 S. Flower Street, Ste 600
L.os Angeles, CA 90071

RE: PARK FEE RECREATION CREDIT SUBMISSION FOR VTT-83350-CN LOCATED AT 3401
LA CIENEGA BOULEVARD DATED APRIL 22, 2024

Dear Glen:

On June 27, 2023 the Department of Recreation and Parks (RAP) was in receipt of the revised
Recreation Credit submission for VTT-83350-CN located at 3401 La Cienega Boulevard, which
was sent via email on April 22, 2024.

RAP Recreational Credit Policy

On October 19, 2023, the Board of Recreation and Parks Commissioners (Board) adopted the
Park Fee Recreation Credit Policy (Report No. 23-183). The Park Fee Recreation Policy details
specific requirements that residential housing projects must include if they want to be considered
for Recreation Credit for privately owned recreational amenities.

Per RAP’s Recreation Credit Policy,
In order to be considered for Recreation Credit, these open space areas must closely
resemble green, neighborhood parks. Recreation Credit will only be given towards areas

that would be considered reminiscent of, and an adequate supplement to well-maintained
RAP facilities.

REC &
221 N. FIGUEROA STREET, SUITE 400, LOS ANGELES CA 90012 — www.LAPARKS.ORG l @ A

ASSISTANT GENERAL MANAGER

ACTING ASSISTANT GENERAL MANAGER



VTT-83350 Recreation Credit Response
May 13, 2024

Page 2

Previous Recreational Credit Reviews for VTT-83350

RAP staff has previously responded to and provided comments for Recreation Credit submissions
submitted on the following dates:

August 10, 2023 — RAP participated in a meeting on August 21, 2023 at the request of the
applicant to discuss the submission and answer questions.

October 26, 2023 — RAP responded to the submission via email on October 31,2023 and
provided additional comments on November 1, 2023. RAP agreed to participate in an
additional meeting on November 11, 2023 at the applicant’s request.

November 17, 2023 — RAP responded to the submission via email on December 1, 2023.
December 14, 2023 — RAP responded to the submission via email on January 8, 2024.

RAP later provided additional information via email on February 7, 2024 in response to questions
and comments from the applicant regarding RAP’s revisions sent on January 8, 2024.

Comments on Recreation Credit submission received April 22, 2024

As previously noted, RAP staff has carefully reviewed the various iterations of the Recreation
Credit submissions for VTT-83350. RAP staff has the following comments regarding the April
2024 submission:

Open Space Exhibits:

The open space exhibits that detailed the required and excess open space areas provided
in the Publicly Accessible and Privately Accessible exhibits do not match the Department
of Building and Safety (LADBS) approved open space plan. If the open space on the
LADBS approved open space plan is identified as part of the code required open space,
then it is not eligible for credit. For example, this means that a portion of the ground floor
plaza on the west side of the property (as shown on “Sheet 08” of the Publicly Accessible
exhibits) and the outdoor space on the second level are not eligible for credit.

The amount of open space identified in the April 2024 submission is much higher than the
previous Recreation Credit submission and it is unclear why areas not previously identified
as Publicly Accessible and Privately Accessible space are identified as such in this
submission.

There is lack of coherence in the areas identified for publicly accessible credit. Areas
identified for recreation credit should have clear and visible boundaries (on the plans and
in reality) to ensure future enforcement of the areas is possible.

The onus is on the applicant to ensure that the exhibits are clear and legible and match
the open space plan approved by LADBS. Any submission of recreation credit exhibits
shall include a copy of the LADBS approved open space plan.



VTT-83350 Recreation Credit Response
May 13, 2024
Page 2

Privately Accessible spaces:

o RAP will not grant credit for the community room and gym area (as shown on “Sheet 04
on the Privately Accessible exhibits) as the community room does not have a mix of active
and passive amenities and therefore does not meet the overall requirements of the
adopted Recreation Credit Policy. Additionally, the gym area does not have any fixed or
permanent equipment, which is a requirement per the Recreation Credit Policy.

Publicly Accessible space:

« RAP will not grant credit for the walking/jogging path that extends on the south, east and
west sides of the building. Based on the submission, those areas appear to just be a minor
extension of the side walk and not part of walking/jogging path along La Cienega
Boulevard. A dedicated walking/jogging path should be clearly delineated from pedestrian
path or sidewalk and should not create conflict with cyclists. Additionally, the proposed
configuration of the path is not optimal as it would encourage residents and the public to
jog along the south side of the building where the most vehicular traffic and driveways are
located.

e« The combination of active and passive amenities needs substantial revision in order to
meet the intent of the Recreation Credit Policy. RAP recommends the addition of active
amenities, useable grass or synthetic turf, and permanent shade canopies or structures,
which are detailed in the Recreation Credit Policy.

Raised Planters / Inaccessible Landscaping:

e Per the Recreation Credit Policy, raised planters or inaccessible landscaping not meant
for recreational use shall not be more than 25% of the Area. In order to be able to review
this submission, RAP would need a calculation confirming the percentage of raised
planters or inaccessible landscaping in relation to the rest of the ground floor plaza. Any
future submission shall provide a site plan identifying the raised planters or inaccessible
landscaping with a calculation of the accessible and inaccessible areas.

As currently proposed, the areas requesting Recreation Credit do not meet the requirements of
the Recreation Credit Policy and do not resemble green, neighborhood parks. These areas would
likely not reduce the impact to the existing park system. Due to the reasons listed above, RAP
staff is not supportive of this Recreation Credit submission at this time. RAP staff will not be
recommending it move forward as currently propesed and will not recommend that the RAP Board
approve the granting of credit towards the required Park Fee.

If the applicant would like to proceed with the Recreation Credit, RAP will only review submissions
that are substantially different from the ones previously provided and address the concerns listed
above. Please advise RAP as soon as possible if you plan to prepare and submit a revised
Recreational Credit submission. Otherwise, RAP staff will proceed with the issuance of the Park
Fee Invoice for VTT-83350-CN.
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If you have any questions regarding this correspondence, please contact Meghan Luera, of my
staff, at meghan.luera@lacity.org.

Sincerely,

JIMMY KIM
General Manager

A/
DA L FORD
Superintedent

JK/DF:In

Attachments: VTT-83350-CN Recreation Credit Exhibit dated 4/22/24

Cc: VTT-83350-CN Case File
RAP Park Fees Group, rap.parkfees@lacity.org
Kimani Black, Office of Council District 10, kimani.black@lacity.org
Hakeem Parke-Davis, Office of Council District 10, hakeem.parke-davis@lacity.org
Andrew Westall, Office of Council District 10 andrew.westall@lacity.org
Tanner Blackman, tanner@irvineassoc.com
Carlos Lovato, carlos@irvineassoc.com
Burton, Ryan, Ryan.Burion@lendlease.com
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DEPARTMENT OF RECREATION City of Los Angeles JIMMY KIM
AND PARKS California GENERAL MANAGER

BOARD OF COMMISSIONERS MATTHEW RUDNICK

RENATA SIMRIL
PRESIDENT

LUIS SANCHEZ
VICE PRESIDENT

EXECUTIVE OFFICER

CATHIE SANTO DOMINGO
ASSISTANT GENERAL MANAGER

CHINYERE STONEHAM
ACTING ASSISTANT GENERAL MANAGER

FIONA HUTTON
NN A BRENDA AGUIRRE
ASSISTANT GENERAL MANAGER
TAKISHA SARDIN KAREN BASS
BOARD SECRETARY MAYOR (213) 202-2633

(213) 202-2640

Sent via Email: glen.rosic@lendlease.com

October 31, 2024

Glen Rosic

Lendlease

515 S. Flower Street, Ste 600
Los Angeles, CA 20071

RE: PARK FEE RECREATION CREDIT SUBMISSION FOR VTT-83550-CN LOCATED AT
3401 LA CIENEGA BOULEVARD DATED OCTOBER 7, 2024

Dear Glen:

The Department of Recreation and Parks (RAP) is in receipt of the correspondence and revised
Recreation Credit submission for VTT-83550-CN located at 3401 La Cienega Boulevard, which
was sent via email on October 7, 2024.

Previous Recreational Credit Reviews for VTT-83550

RAP staff has previously responded to and provided comments for Recreation Credit submissions
submitted on the following dates:

August 10, 2023 — RAP participated in a meeting on August 21, 2023 at the request of the
applicant to discuss the submission and answer questions.

October 26, 2023 — RAP responded to the submission via email on October 31,2023 and
provided additional comments on November 1, 2023. RAP agreed to participate in an
additional meeting on November 11, 2023 at the applicant’s request.

November 17, 2023 — RAP responded to the submission via email on December 1, 2023.
December 14, 2023 — RAP responded to the submission via email on January 8, 2024.
RAP later provided additional information via email on February 7, 2024 in response to
questions and comments from the applicant regarding RAP’s revisions sent on
January 8, 2024.

May 13, 2024 — RAP responded to the submission dated April 22, 2024 via email.

@
l PARKS

221 N. FIGUEROA STREET, SUITE 350, LOS ANGELES CA 90012 — www.LAPARKS.ORG (SS—



VTT-83550 Recreation Credit Response
October 31, 2024
Page 2

Comments on Recreation Credit submission and correspondence received October 7, 2024

Thank you for your thoughtful and comprehensive response to RAP’s comments detailed our
letter dated May 13", 2024. RAP appreciates the efforts of the applicant to address as many of
the concerns detailed in that letter as possible.

Per the requirements of LAMC 12.33.H.2, privately owned and maintained areas providing
recreational amenities may receive credit “provided that the following standards are met to the
satisfaction of the Department of Recreation and Parks: (1) that each facility is available for use
by all the residents of the residential development; and (2) that the area and the facilities satisfy
the recreation and park needs of the residential development so as to reduce the need for public
recreation and park facilities to serve the project residents.”

RAP commends the applicant for providing excess open space above the minimum required
amount for its residents and the general public, and for doing their part to create urban open
space via enhanced pedestrian orientation and a public plaza as part of the new development per
the goals of the West Adams — Baldwin Hills — Leimert Community Plan (1-11). As you also
pointed out, the West Adams — Baldwin Hills — Leimert Community Plan also clearly identifies a
need for additional park acreage to meet the desired standard of RAP park development
(Table 5-7). The Community Plan later discusses the following goal and policy:

Goal CF8: A community that conserves, maintains and better utilizes existing recreation
and park facilities which promote the recreational needs of the Community.

Policy CF8-3: Improve Existing Facilities. Improve utilization and development of
recreational facilities at existing parks. (P183)

The Community Plan delineates the need for additional public park space and advises RAP to
continue to improve the existing park and recreational assets in a thoughtful way to meet the
needs of the surrounding community. Given limited available resources, RAP depends on Park
Fees to help fund park capital improvements and park expansion projects to sufficiently serve the
residents of new developments per the requirements of LAMC 12.33.E.3.

RAP thanks the applicant on behalf of the City for designing a public plaza and enhancing
pedestrian and cycling access to public transportation infrastructure. However, the private and
public amenities listed in this recreation credit submission will ultimately not reduce the need for
public recreation and park facilities to serve the project residents. The amenities listed in your
submission do not negate the residents’ need for additional ballfields, basketball courts,
playgrounds, recreation and/or senior centers, other park amenities, and RAP owned-facilities or
programs nearby.

After extensive review and consideration, RAP staff is not supportive of this Recreation Credit
submission due to the reasons listed above. As noted in your letter, the development is anticipated
to be completed in early 2026. Given the limited timeframe, it appears unlikely that the types of
significant design changes that would be needed to sufficiently reduce the residents and public’s
need for park facilities will be able to be implemented. RAP staff will not be recommending it move
forward as currently proposed and will not recommend that the RAP Board approve the granting
of credit towards the required Park Fee.



VTT-83550 Recreation Credit Response
October 31, 2024
Page 3

If you have any questions regarding this correspondence, please contact Meghan Luera, of my

staff, at meghan.luera@lacity.org.

Sincerely,

JIMMY KIM
General Manager

O L

CATHIE SANTO DOMINGO
Assistant General Manager

CSD/DF/ML:ar

Aftachments: VTT-83550-CN Recreation Credit Letter and Exhibits dated 10/7/2026

Cc: RAP Park Fees Group, rap.parkfees@lacity.org

Kimani Black, Office of Council District 10, kimani.black@lacity.org

Hakeem Parke-Davis, Office of Council District 10, hakeem.parke-davis@lacity.org
Andrew Westall, Office of Council District 10 andrew.westall@lacity.org

Tanner Blackman, tanner@irvineassoc.com

Carlos Lovato, carlos@irvineassoc.com

Burton, Ryan, Ryan.Burton@lendlease.com

VTT-83550-CN Case File




Sent via Email: jimmy.kim@lacity.org

October 7, 2024

Jimmy Kim

General Manager

Los Angeles Department of Recreation and Parks
221 N. Figueroa Street, Suite 400

Los Angeles, CA 90012

RE: PARK FEE RECREATION CREDIT RE-SUBMISSION FOR VTT-83350-CN LOCATED AT 3401 LA
CIENEGA BOULEVARD IN RESPONSE TO LETTER RECEIVED FROM THE LOS ANGELES
DEPARTMENT OF RECREATION AND PARKS DATED MAY 13, 2024

Dear Mr. Kim,

We are the developer of Habitat, located at 3401 S La Cienega, and acknowledge the letter received
from the Los Angeles Department of Recreation and Parks (“RAP”) dated May 13, 2024 in regards to
our most recent Recreation Credits Application submission which was sent to RAP via email on
April 22, 2024. Enclosed herewith we are pleased to submit a revised Recreation Credits
submission including updated exhibits and estimates which address the comments received from
RAP (“Revised Submission™). The foregoing letter provides RAP with further background and
narrative specific to each comment received from RAP to assist in its review.

Habitat is a transit-oriented, live-work-thrive destination situated on 3.5 acres at 3401 S. La
Cienega Blvd in Los Angeles located directly adjacent to the La Cienega/lefferson Metro station.
Designed by SHoP Architects (Design Architect) and RELM Studio (Landscape Architect), the all-
electric development will feature 260 rental units (including 22 affordable units at the Very Low
Income level as well as 7 units of Workforce Housing), commercial space, and an acre of open
space designed to resemble a neighborhood park. Scheduled for completion in early 2026, Habitat
is a sustainable project that will achieve LEED Platinum for commercial, LEED Gold for residential
as well as Fitwel certifications.

La Cienega Owner LLC
515 South Flower Street, Suite 600 Los Angeles, CA 90071 www.lendlease.com
T 213 430 4660 F 213 430 4669
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Public Recreation Credit Area (Aerial View)

Highly visible and accessible to Metro Rail E Line riders, the Public Recreation Credit Area will serve
to enhance the urban experience providing space to exercise while walking or jogging, resting at the
many seating areas, and cooling off under shade provided by trees and the adjacent buildings.



RAP Recreation Credit Policy:

Applicant submitted an application for Vesting Tentative Tract Map VTT-83550 for Habitat on
September 14, 2021, and that application was deemed complete on January 7, 2022 and therefore
vested on that date. Applicant submitted its application for the Recreation Credit on August 10,
2023. Therefore, the standards that RAP can apply to this application for a Park Fee Recreation
Credit are the written standards in effect on January 7, 2022, which consisted of LAMC § 12.33 and
Recreation Credit Exhibit Instructions PF-3002-1 [revised 11.28.2017]. The current RAP Credit
Policy was not adopted until October 13, 2023. Because it was adopted after Habitat’s
entitlements vested, as well as after Applicant applied for the Recreation Credit, the current RAP
Credit Policy does not apply to this application. Nonetheless, Applicant has carefully reviewed
each comment in RAP’s comment letter dated May 13, 2024 and has, in good faith, attempted to
implement as many of RAP’s comments from the current RAP Credit Policy as are feasible.

Applicant response to RAP’s May 13, 2024 comments regarding the April 22, 2024 submission:

Open Space Exhibits:

e The open space exhibits that detailed the required and excess open space areas provided in
the Publicly Accessible and Privately Accessible exhibits do not match the Department of
Building and Safety (LADBS) approved open space plan. If the open space on the LADBS
approved open space plan is identified as part of the code required open space, then itis
not eligible for credit. For example, this means that a portion of the ground floor plaza on
the west side of the property (as shown on “Sheet 08” of the Publicly Accessible exhibits)
and the outdoor space on the second level are not eligible for credit.

Applicant Response: The Revised Submission is in conformance with the approved LADBS
open space plan. The prior submission did not conform to the currently approved LADBS
open space plan because the applicant had made revisions to the open space plan in an
attempt to address RAP’s previous comments and had planned to subsequently seek
LADBS approval for the revised open space plan. Applicant held off seeking that LADBS
approval until receiving confirmation from RAP that staff would support the recreation credit
proposal. However, to simplify the process, this Revised Submission reverts back to the
LADBS open space plan.

s The amount of open space identified in the April 2024 submission is much higher than the
previous Recreation Credit submission and it is unclear why areas not previously identified
as Publicly Accessible and Privately Accessible space are identified as such in this
submission.

Applicant Response: As outlined above, the applicant was attempting to address RAP staff
comments from a prior submission by reallocating code required open space and
Recreation Credit Areas as well as identify areas not previously included within either.
Nevertheless, the amount of open space identified in the Revised Submission aligns with



the approved LADBS open space plan and the Recreation Credit area is within that of the
pre-April 2024 Recreation Credit submission.

There is lack of coherence in the areas identified for publicly accessible credit. Areas
identified for recreation credit should have clear and visible boundaries (on the plans and in
reality) to ensure future enforcement of the areas is possible.

Applicant Response: Please refer to the detailed exhibits in the Revised Submission. The
amenities which are included in the publicly accessible recreation credit areas have been
labelled and identified as either active or passive on Sheet 05 for clarity and ease of
reference. While not included within the Recreation Credit areas, there are no fences or
boundaries that separate the remaining open space at the ground level (aside from the dog
area which is part of the LADBS open space area) providing visitors with additional access
to the Metro shared use bike path and an open sports area at the northwest corner of the
site with additional landscaping and seating areas. The walking and jogging path will be
clearly identified with signage and markings on the pathway itself but the overall outdoor
ground level area will function and flow as a seamless experience.

The onus is on the applicant to ensure that the exhibits are clear and legible and match the
open space plan approved by LADBS. Any submission of recreation credit exhibits shall
include a copy of the LADBS approved open space plan.

Applicant Response: The LADBS approved open space plan is included in the Revised
Submission.

Privately Accessible spaces:

RAP will not grant credit for the community room and gym area (as shown on “Sheet 04” on
the Privately Accessible exhibits) as the community room does not have a mix of active and
passive amenities and therefore does not meet the overall requirements of the adopted
Recreation Credit Policy. Additionally, the gym area does not have any fixed or permanent
equipment, which is a requirement per the Recreation Credit Policy.

Applicant Response: The private recreation credit area in the Revised Submission includes
both active (Yoga Room, Gym/Fitness Room) and passive (Community Room and
Kitchen/Lounge Area) amenities. The Gym/Fitness room will provide a variety of equipment
types including some of which will be affixed. The Yoga Room will include equipment and
space for activities such as yoga and meditation. The Community Room and attached
Kitchen/Lounge area provide a gathering place for residents looking to get out of their
apartment and enjoy time with friends, play board games, arts and crafts, as well as to host
meetings and events. All of these amenities are listed as eligible for credit per the
applicable Recreation Credit Exhibit Instructions PF — 3002-1 [revised 11.28.2017] provided
by RAP staff. The RAP Board has previously approved privately-accessible recreation credit
for community rooms within development projects. Specifically, Council File No. 19-0023-




S1 contains the RAP Board Report dated Sept 16, 2022 (“Board Report”), detailing the
approval of privately-accessible recreation credit for VTT-82227-CN, located at 942 N.
Broadway. Page 5 of the Board Report describes the “3,151 s.£.” community room and how
the proposed areas meet the requirements per LAMC 12.32 H.2. to receive RAP credit.
Relevant excerpts from the Board Report are attached for reference including the exhibit
and estimate sheets.

Furthermore, we have observed that recreation centers found in a variety of Los Angeles
parks include gym areas and community rooms which we agree are essential amenities to
support the health and wellbeing of the public as they provide opportunities for fithess and
social engagement outside of the home. The existing City of Los Angeles Public Recreation
Plan (part of the Service Systems Element of the General Plan) details the standards,
policies, and programs for new park development in the City. Multiple policies identify the
need to include community buildings as part of park development in the City of LA. These
policies were re-affirmed in a 2016 Resolution accompanying the adoption of the RAP Credit
Program.

Publicly Accessible space:

RAP will not grant credit for the walking/jogging path that extends on the south, east and
west sides of the building. Based on the submission, those areas appear to just be a minor
extension of the side walk and not part of walking/jogging path along La Cienega Boulevard.
A dedicated walking/jogging path should be clearly delineated from pedestrian path or
sidewalk and should not create conflict with cyclists. Additionally, the proposed
configuration of the path is not optimal as it would encourage residents and the public to
jog along the south side of the building where the most vehicular traffic and driveways are
located.

Applicant Response: The walking/jogging path that extends on the south, east and west
sides of the building has been removed in the Revised Submission.

The combination of active and passive amenities needs substantial revision in order to
meet the intent of the Recreation Credit Policy. RAP recommends the addition of active
amenities, useable grass or synthetic turf, and permanent shade canopies or structures,
which are detailed in the Recreation Credit Policy.

Applicant Response: All of the active and passive amenities have been identified in the
Revised Submission and are delineated and labeled accordingly. These amenities include
useable grass, shade provided by an abundance of trees, games areas including ping pong
tables, a walking jogging path, seating areas, and both hard and soft landscaping elements.



Raised Ptanters / Inaccessible Landscaping:

Per the Recreation Credit Policy, raised planters or inaccessible landscaping not meant
for recreational use shall not be more than 25% of the Area. In order to be able to review
this submission, RAP would need a calculation confirming the percentage of raised
planters or inaccessible landscaping in relation to the rest of the ground floor plaza. Any
future submission shall provide a site plan identifying the raised planters or
inaccessible landscaping with a calculation of the accessible and inaccessible areas.

Applicant Response: The areas of raised planters and inaccessible landscaping are
identified in the Revised Submission along with a calculation confirming the percentage
of same.

As currently proposed, the areas requesting Recreation Credit do not meet the
requirements of the Recreation Credit Policy and do not resemble green, neighborhood
parks. These areas would likely not reduce the impact to the existing park system

Applicant Response: The proposed Recreation Credit areas in the Revised Submission
provide a variety of active and passive amenities commonly found within the existing
park system and will enhance and complement the recreational offering available to Los
Angeles residents. RAP maintains and operates a wide range of recreational facilities
throughout the City of Los Angeles, including parks, child care centers, public pools,
historical sites, senior citizen centers, recreation centers, and community centers.
Among these many sites, there are numerous examples of community room/
community center type facilities offering arts & crafts, hobbies and games, computer
labs, space for classes, meetings, or conferences, ballrooms, banquet halls, etc. Such
facilities include the Cypress Park Club House, the Devonshire House, the Ramona Hall
Community Center, and the South Seas House. As such, itis clear that the type of
facilities and amenities proposed in the Revised Submission resemble uses and
community facilities common among RAP’s various facilities. Further, a central goal of
the West Adams - Baldwin Hills — Leimert Community Plan (“Community Plan”} is to:

Create more small parks, pedestrian districts, and public plazas.

While regional parks and green networks are an important component of the City’s
open space strategy, more small-scale, urban open spaces must be developed as
well, as they are crucial to the quality of life of the City’s residents. There are many
opportunities at the community level to create public “pocket” parks as part of new
developments, to enhance pedestrian orientation in key commercial areas, and to
build well-designed public plazas. (1-11).

Chapter 5 of the Community Plan also details the need for Neighborhood Parks, which
provide “space and facilities for outdoor and indoor recreation activities to all residents
in its immediate neighborhood (5-19). Table 5-7 of the Community Plan identifies the
need for 411 acres of additional “Neighborhood Parks (including mini parks)”to meet
the desired standard of RAP park development.
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Applicant Response: The LADBS approved open space plans are included within the Revised

Submission.
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Applicant Response: The Revised Submission conforms to the approved LADBS open space plan.
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Applicant Response: The Revised Submission conforms to the approved LADBS open space plan.
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Applicant Response: The areas highlighted in red and blue are removed and not included in the
Recreation Credit areas in the Revised Submission.

The walking jogging path which extends across the entire site from east to west will be denoted by
signage and markings on the pathway itself. Bike rack areas are located adjacent to the Metro

shared use bike path and will include signage instructing cyclists to dismount in the pedestrian
areas.
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Applicant Response: The project’s focal point and ceremonial heart, Cienega Square anchors the
urban park experience and defines the project’s character. A large thicket of native trees and
shrubs softly screens the shared bike-way and serves as one side of a continuous tree canopy
wrapping all edges of the square. Bike rack areas are located adjacent to the Metro shared use bike
path and will include signage instructing cyclists to dismount in the pedestrian areas. The canopy is
a mix of evergreen and deciduous with closely spaced groves of Western Sycamore in the shade of
the residential building and evergreen Oaks in the sunnier areas providing their own shade year-
round. The understory beneath is dense with evergreen shrubs like heuchera and toyon that provide
color and interest. Both sides of the square feature terraced timber planter walls for seating and
appropriation, as well as fixed, colorful, metal and wood chair and table elements. Moveable
seating will also be provided. The paving design establishes the jogging/ walking path as a spine
across the project through its material identity of natural gray concrete with large, seeded
aggregates and widely spaced joint pattern and will also be denoted by signage and markings on the
pathway itself. It flows through the center of the square flanked by carpets of natural gray concrete
with smaller, denser seeded aggregate and tighter web-like joint patterns that define respite areas
tethered to fixed furnishing elements providing them an understood space for use outside of the
jogging path. A central 360-degree stacked wood timber feature links the square to the larger plaza
and Grove to the south via a small turf area that extends from the base of the terraces.

14
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Applicant Response: The Grove is a more plaza-like counterpart to Cienega Square, providing an
open, largely paved expanse of public space between the residential and office buildings. The plaza
is defined through a 4-color mix of earth toned square pavers that warm the atmosphere and
distinguish the plaza against the cast-in-place materiality of Cienega Square and the jogging/
walking path. Planting beds are organic in shape to encourage movement and exploration. The
planter edges sit flush with the paving to eliminate visual barriers to the larger park beyond and
allow for a connected experience with the native habitat. The counter provides a location for park
visitors to place food or other objects as they pause to enjoy the park atmosphere. Locally sourced
boulder features are set along planting edges, as well as gravel drainage swales (matching the
golden tones of both the boulders and the aggregates seeded in the cast-in-place concrete
pathway) that soften the transition from planting to paving. Seating in the form of timber walls and
anchored lounge chairs with tables are dispersed throughout to maximize shade and opportunities
for intimate conversations. The Grove itself is well shaded by an evergreen canopy of Olive and
Arbutus trees, and the seating environment is lush and colorful, with native sages and grasses
forming a meadow atmosphere that blooms throughout the year.

The areas highlighted in green and red form part of the Landscaped Open Space, however, the area

outlined in red identified as the building entrance/exit has been removed from the Recreation Credit
area in the Revised Submission.

15
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Applicant Response: The bike racks are located at convenient points for cyclists arriving from the

adjacent Metro shared use (bicycle and pedestrian) path. Signage will be posted instructing cyclists
to dismount.

The area outlined in red at the building entrance has been removed from the Recreation Credit area
in the Revised Submission.

16
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan and
the area highlighted in red is excluded.

17
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan.

18
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Applicant Response: The Revised Submission conforms to the LADBS approved space plan.

19



s "
-"- l:. s
.}‘.‘\u “ ::. o~
'-." \\\ ..‘.. R
l » -
: \ l._‘ ‘.,?"'b s J
b X '\\\ e "-.;'_n
1\ y ' \. -5
/ Ko, AV
1 .“\'f' A
H ., .,
H "o. s 9
" ".' ~ \.'- o
- »4 = ‘..‘
s “f . R *u, p P d
!mm-" .‘.'a v~

Applicant Response: The applicant will include fixed equipment within the Gym/Fitness Room,
and therefore the room itself should be eligible for credit. However, the applicant acknowledges
that there is no credit for loose fitness equipment and none has been included in the Estimate
within the Revised Submission.

The Gym/Fitness room will provide a variety of fixed and moveable equipment types including free
weights, benches, and cardiovascular equipment such as treadmills. The Yoga Room will include
equipment and space for activities such as yoga and meditation. The Community Room and
attached Kitchen/Lounge area provide a gathering place for residents looking to get out of their
apartment and enjoy time with friends, play board games, arts and crafts, as well as to host
meetings and events. These three rooms together comprise a multipurpose indoor recreation area
much like a community center with a variety of active and passive amenities.

Restrooms form an integral and code required function in any enclosed recreation area and the
community room and fitness areas cannot function without adequate restroom facilities. Residents
would not utilize these rooms if they or their guests only had access to restrooms in the dwelling
units. Accordingly, they are a necessary part of the indoor activity area and should be eligible for
credit.

The Revised Submission conforms to the existing LADBS approved space plan and so the outdoor
area highlighted in yellow is not included.
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We look forward toworking with you and your team 1o finalize our Recreation Credits Application in
a timely manner and scheduling an In-person meeting to review any guestions that yol may have
sbout our Reviged Submigsion.

Sincerely,

95 VL

La Clenega Ownier LLC

Ryan Burton

Senlor Vice Presldent and Devalapment Diractor

Attachments:

T

247004 LL_RECREATION CREDIT EXHIBITS_PRIVATE
2024.10.01 - Recraaticnal Cradits - Private R3
#41004_LL_RECREATION CREDIT EXHIBITS_PUBLIC
2024.10.07 - Recreation Credits - Public B3

Racreation Credit 83850 Response did 05.13.2024
S428roadway_CommunityRoom_RAPapprovedCosts
84 28readweyCommunityfloamiromPAPboardappioval
342BrosdwayCommunityRoomiromBAPbeardApproval

RAE Pgrk Fees Group, rap.parkfeesi@acity.org

Maghan Leura, meghan.uara@iacity.org

Darryl Ford, Darryl.lord@iacity.org

Kimani Black, QHfice of Council District 10, Rimank.black@tacily.org
Hakaem Parke-Davis, Office of Council District 10, hakeem.parke-davis@lacity.org
Andrew Westall, Office of Council District 10 sndrewwestall@lacity.org
Ryan Ly, ryan y@lagiiy.org

Wiiliam Lamborn, nan. ly@1acity.ong

Ryan Burtan, ryan.burtonélendleasa.com

Glan Rasic, plenJosic®lendlease.com

Joe Pisging, jos.piscina@lendlaasa.com

Tanner Blackman, tannen@irvineassoc.com

Marty Akerblom, makerblom@atienmatking.com
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. Allen Matkins Leck Gamble Mallory & Natsis LLP
Allen Matkins AtomeysatLaw
865 South Figueroa Street, Suite 2800 | Los Angeles, CA 90017-2543

Telephone: 213.622.5555 | Facsimile: 213.620.8816
www.allenmatkins.com

Margaret R. Akerblom
E-mail: makerblom@allenmatkins.com
Direct Dial: 213.955.5623 File Number: 375058.00005/4867-8270-5149.2

Via Electronic Mail

November 20, 2024

William Lamborn Andrew Westall

Los Angeles Mayor’s Office Office of Councilwoman Heather Huit, 10™ District
Director of Planning Policy and Development ~ Chief Deputy

William.lamborn(@lacity.org Andrew.westall{@lacity.org

Re:  Habitat Project at 3401 S. La Cienega Blvd.; Recreation and Parks
Fee

William and Andrew:

We represent La Cienega Owner LLC (“Applicant”) the applicant for the Habitat project
(“Project”) located at 3401 S. Cienega Blvd.

We are writing on behalf of Applicant secking your assistance regarding a disconcerting
experience Applicant had with staff from the Department of Recreation and Parks (“RAP”) earlier
this fall. Applicant has worked closely with RAP staff for the past three years on plans for the Project
and Applicant’s corresponding application to obtain fee credit (“Fee Credit”) against the Project’s
RAP impact fee (“RAP Fee”). In addition to the Project’s required open space, Applicant has set
aside an additional 33,859 sf of excess open space in the Project and designed a beautiful public park
and plaza in furtherance the City’s goals to provide more urban open spaces, pedestrian districts and
public plazas. Applicant has followed every guideline and requirement of the City’s fee credit
ordinance and has addressed every concern raised by RAP staff through multiple resubmissions at
Applicant’s significant expense. Despite these efforts, RAP staff, citing extra-textual criteria
inconsistent with RAP’s past protocol and in violation of the fee credit ordinance, informed Applicant
via an email dated October 31, 2024 that it would not support Applicant’s fee credit application and
would not recommend that the Project be considered eligible for any amount of fee credit. We believe
this abrupt change in course to be an arbitrary and capricious exercise of RAP staff’s discretion that,
for the reasons stated below, threatens the City’s open space, housing and recreational
goals, aspirations and targets. Attached for your reference are renderings from Applicant's Fee
Credit application.

Project Overview

Habitat is a new mixed-use residential and commercial development located at the La
Cienega/Jefferson Metro Expo Line station and in the heart of the West Adams neighborhood.

Los Angeles | Orange County | San Diego | Century City | San Francisco | New York
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Consisting of 260 residential units, approximately 228,000 sf of office, and 3,000 sf of ground floor
retail, Habitat will transform this 3.5 acre corner property from a former fenced off self-storage
facility to a vibrant pedestrian and transit-oriented urban village. Among the 260 residential units, 22
units will be set aside for very low-income households and 7 units will be set aside for workforce
housing. The commercial and residential buildings will open up onto a spacious plaza fronting the
existing bicycle path along Jefferson Blvd. The plaza will directly connect to the Metro station, acting
as a continuation and enhancement of the pedestrian area where Metro riders disembark from the
aboveground train platform. The Project is required to, and has, set aside 28,575 sf of private and
common open space for the residential units. The Project is also voluntarily setting aside 33,859 sf
of privately and publicly accessible open space to further benefit the Project’s residents, the
surrounding community and transit riders. The Project’s entitlements were approved by the Planning
Commission on June 14, 2022, and Project construction commenced on June 5, 2023.

Administrative History

Applicant has made extraordinary efforts to consult with RAP staff through every stage of the
Project. As noted above, the Project included in its design 33,859 sf of additional open space, and
Applicant has always been forthcoming about its intention to pursue a Fee Credit against the Project’s
anticipated RAP fee of approximately $4 million. RAP staff has never done or said anything to
dissuade Applicant from that pursuit. In fact, in Applicant’s conversations with RAP staff dating
back to October 2021, RAP staff has consistently provided guidance geared towards assisting
Applicant with developing a successful Fee Credit application. At one point, while Applicant sought
entitlements for the Project in 2021, RAP staff advised Applicant that it should be careful fo
distinguish on its plans the open space square footage required by the LAMC (not eligible for the Fee
Credit) versus the additional, voluntary open space (eligible for the Fee Credit). Applicant amended
its plans accordingly in anticipation of applying for the Fee Credit after entitlements were approved.

Applicant began the formal process of applying for the Fee Credit around April 2023 and has
done its best to navigate the long, grueling, and increasingly opaque process set forth by RAP staff as
a precondition of obtaining a Fee Credit since that time. We have included an overview of Applicant’s
efforts below:

e April — August 2023: Applicant’s Project team emails with RAP staff regarding
clarifications of Fee Credit application instructions and exhibits.

e August1, 2023: RAP staff emails Applicant Project team with Recreation Credit
Exhibit Instructions PF-3002-1 [revised 11.28.2017], which RAP states lists the amenities
eligible for the Fee Credit. The instructions outline a wide array eligible amenities and
facilities, reflective of the fact that there are many types of facilities that can satisfy the
recreational needs of urban residents. The outlined amenities and facilities included,



Allen Matkins Leck Gamble Mallory & Natsis LLP

Attorneys at Law

William Lamborn
Andrew Westall
November 20, 2024

Page 3

without limitation, community rooms (including game rooms and kitchens), designated
walking/jogging paths, gyms and yoga rooms, a community room with kitchen, and
landscaped open space (including seating and shade). These are the instructions in effect
when the Project’s vesting tentative tract map vested on January 7, 2022.

August 10, 2023: Project team submits Fee Credit application to RAP pursuant to the
instructions provided by RAP staff on August 1, 2023. This submittal (“Fee Credit
Proposal”) includes a gym, yoga room, landscaped open space, a designated jogging/path,

‘outdoor ping pong tables, and shaded seating areas. The Fee Credit Proposal is consistent

with the location and use of the Project — it is a highly urbanized space situated between
the two Project towers (6 stories and 12 stories) and the raised Metro Expo Line tracks.
The amenities are highly compatible with the urban nature of the location — including
space for transit riders, pedestrians, and bicyclists from the Jefferson bike path to rest and
socialize, active urban amenities such as a gym, yoga room, and outdoor ping pong tables,
and shaded, comfortable seating arcas surrounded by lush landscaping.

August 21, 2023: Project team met with RAP staff regarding RAP staff’s comments to
submitted application. RAP staff comments included minor changes to the Fee Credit
Proposal such as changing the exhibits from color to black and white, expanding the credit
areas to multiple sheets so they were easier to see, providing separate exhibits for the
public and non-public credit areas, and clarifying that no credits are given for furniture,
fixtures, and equipment (which Applicant does not dispute). When the Applicant’s Project
team asked at the meeting if the proposed credit areas would qualify for the Fee Credit,
RAP staff responded that they thought so at this point.

September 7, 2023: RAP staff presents a new proposed Fee Credit Policy (“2023 Credit
Policy”) to the RAP Facility Repair and Maintenance Task Force.

October 19, 2023: The RAP Board reviews and adopts the 2023 Credit Policy. The 2023
Credit Policy provides more detailed requirements for active and passive amenities but
still lists a very wide array of eligible facilities, including indoor gyms/fitness rooms,
designated walking/jogging paths, and landscaped open space, picnic tables and seating.

October 26, 2023: Applicant Project Team submitted revised Fee Credit Proposal to which
incorporated all RAP staff’s comments from the August 21, 2023 meeting.

October 31, 2023: RAP responded by email to indicate that “These submissions are not
compliant with RAP’s Recreation Credit Policy [i.e., the 2023 Credit Policy adopted on
October 19, 2023]. These submittals will need to be revised to be compliant with the new
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policy. We also don't recommend the use of color in the exhibits so we need to find a
better way to clearly identify the required and excess open space on the first page.”

November 1, 2023: As a response to Applicant Project’s team’s email same day asking
how the submission is not compliant with 2023 Credit Policy, RAP staff responded to say
“The policy details the eligible amenities and provides size requirements for the spaces
and amenities. Most of your areas do not have the required mix of active and passive
amenities as detailed in the policy. Apologies for any confusion caused by the forms. We
are in the process of updating the forms and instructions but you should closely review the
policy and update the area exhibits accordingly. Youcan also go ahead and delete
appliances, artwork, espresso machine, and furniture noted in the indoor spaces and any
of the plantings that are required by the LAMC from the cost estimates. We previously
advised in our meeting that we will not give credit for items that are not fixed or permanent
and said items must have a recreational value or use.”

November 17, 2023: Applicant submitted a revised Fee Credit Proposal to incorporate
features of the 2023 Credit Policy in an effort to work cordially and in cooperation with
RAP staff even though Applicant’s Project and vested against the 2023 Credit Policy.

While changes were incorporated, the overall theme and design remained consistent with
the original Fee Credit Proposal.

December 1, 2023: RAP staff provided comments on the November 17, 2023 submission.
Comments included that RAP would not support credits for certain amenities such as
restrooms, corridors, and the community room, that Applicant should make the floor plans
larger so they are easier to read, and that signage delineating certain amenity areas would
need to be included.

December 14, 2023: Applicant Project Team again submitted a revised Fee Credit
Proposal incorporating and addressing RAP staff’s comments from December 1, 2023.
While Applicant made revisions to certain features to address the December 1, 2023, the
design remained consistent with the original Fee Credit Proposal.

January 8, 2024: RAP staff provided comments on the December 14, 2023 submission.
These comments included numerous requests to change or remove certain labels on the
exhibits, questions regarding the cost estimates for the credit arcas and amenities, and
questions relating to whether certain equipment was permanent or fixed.

April 22, 2024: Applicant submits revised Fee Credit Proposal to address the comments
from RAP staff on January 8, 2024. This submission again maintains the overall
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programming and design of the original Fee Credit Proposal but makes adjustments in
response to RAP staff comments.

May 13, 2024: RAP staff sends Project team a written comment letter on the April 22,
2024 submission. RAP stafT still does not object to the overall programming and design
of the Fee Credit Proposal, but instead again provides critiques of specific amenities
(e.g., the community room needs a greater mix of active/passive amenities; gym
equipment must be fixed or permanent; the walking/jogging path must be clearly
delineated to be eligible; more permanent shade and usable grass/synthetic turf is
recommended; etc.).

August 1, 2024: RAP staff clarifies by email that community rooms are also still eligible
even though not expressly set forth in the 2023 Credit Policy if they include an adequate
mix of active and passive amenities that would reduce the impact to the park system.

October 7, 2024: Applicant submits a revised Fee Credit Proposal. Applicant notes that it
is vested against the 2023 Credit Policy, but nonetheless it incorporates in good faith most
of the adjustments suggested by RAP staff in the May letter. These include making gym
and yoga room equipment fixed, detailing the community room active and passive
amenities, and removing the parts of the walking/jogging path which RAP previously
stated they felt were ineligible.

October 31, 2024: RAP staff writes to Applicant rejecting the Fee Credit Proposal in its
entirety. RAP’s letter states that staff believes “the private and public amenities listed in
this recreation credit submission will ultimately not reduce the need for public recreation
and park facilities to serve project residents. The amenities listed in your submission do
not negate the residents’ need for additional ballfields, basketball courts, playgrounds,
recreation and/or senior centers, other park amenities, and RAP owned-facilities or
program nearby.” Consequently, RAP states that it will not recommend that this Fee
Credit Proposal move forward or that it be given one single dollar of Fee Credit.

Fee Credit Ordinance Overview

City Council approved the Park Dedication and Fee Update Ordinance, Ord. 184505 (LAMC,

§ 12.33) (the “Ordinance”) in 2016, requiring residential project applicants to dedicate park land or
pay a fee in lieu (i.e., the RAP Fee). The Ordinance is intended to encourage developers to provide
excess, additional open space that they develop and maintain at their own expense in exchange for a
credit against the otherwise assessed RAP park fee, while helping the City to meet its own open space
and recreation goals. The Ordinance provides that an applicant can secure a Fee Credit against the
RAP Fee for a particular project by providing additional privately or publicly accessible, but privately
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owned and maintained, recreational amenities not otherwise required by the Los Angeles Municipal
Code (“LAMC”). (LAMC, § 12.33 H.2.). The Ordinance states the RAP Fee “shall be partially
credited” so long as additional open space is available for all residents of the project and the
arca/facilities in the additional open space satisfy the recreation and park needs of the residential
development thereby reducing the need for public recreation and park facilities to serve the project
residents. (/bid.) The Ordinance does not otherwise qualify the availability of the Fee Credit and,
absent any such other restrictions of qualifications, establishes the expectation that applications
for Fee Credits would be fairly considered and typically granted.

Analysis

Applicant’s Fee Credit Proposal not only complies with the Ordinance, but with every piece
of guidance provided by RAP staff prior to their rejection email dated October 31, 2024, including
the 2023 Credit Policy and the predecessor policy. Both the current and prior Fee Credit policies cite
a wide array of eligible facilities that would allow developers to qualify for the Fee Credit, reflective
of the fact that there are many types of facilities that can satisfy the recreational needs of urban
residents. As set forth in both Fee Credit policies and communications with staff, eligible facilities
include, without limitation, community rooms (including game rooms and kitchens), designated
walking/jogging paths, gyms and yoga rooms, and landscaped open space (including seating and
shade). In fact, a central goal of the West Adams — Baldwin Hills — Leimert Park Community Plan
is to: “Create more small parks, pedestrian districts, and public plazas. While regional parks and
green networks are an important component of the City’s open space strategy, more small-scale,
urban open spaces must be developed as well, as they are crucial to the quality of life of the City’s
residents. There are many opportunities at the community level to create public “pocket” parks as
part of new developments, to enhance pedestrian orientation in key commercial areas, and to build
well-designed public plazas. (1-11).”

Applicant’s design and eligible facilities further these goals in a manner that is appropriate for
the location and character of the Project site. As previously mentioned, the Project’s open space is in
a thoroughly urban setting, sandwiched between the Project’s six-story office building and 12-story
residential building and elevated Metro tracks. Metro riders disembarking at the Expo station arrive
at the Project’s doorstep and the existing Jefferson bike path runs along the Project’s entire frontage.
The core function of the designed open space is to create a node that activates this streetscape by
providing a welcoming, beautified respite for pedestrians, residents, office workers, bicyclists, and
Metro and bus riders. The Fee Credit Proposal reflects these diverse needs with shaded seating areas,
lush landscaping, and a walking path. The Fee Credit Proposal also enhances these functions by
including appropriate active amenities as required by the Fee Credit policies but tailored for this type
of urban location - a gym, yoga room, community room, fixed ping pong tables, and jogging path.
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It is against this backdrop that the substance of RAP’s staff’s rejection email dated October 31,
2024 is particularly concerning. In that email, RAP staff indicate that Applicant’s Fee Proposal fails
to mitigate the need for “additional ballficlds, basketball courts, playgrounds, recreation and/or senior
centers, other park amenities, and RAP owned-facilities or program nearby,” with the implication
being that a Fee Credit application could only be successful if it included “ballfields, basketball courts,
playgrounds, recreation or senior centers.” This assertion is not only at odds with the text and
legislative intent of the City’s Ordinance, it is inconsistent with each and every written policy and
clarification the City has promulgated pertaining to the Fee Credit, including the 2023 Credit Policy
and its predecessor, which provide for a broad array of eligible facilities and amenities which meet
the diverse recreational needs of the City’s residents. Indeed, the assertion by RAP staff that these
are the only types of amenities that qualify for Fee Credit is also incongruous with the Project location
— no pedestrians, bicyclists, transit riders, or office works will stop at this space if it is entirely fenced
off or occupied by a building for one single activity or age group.

Perhaps equally troubling is the fact that this is first time over the past four years that RAP
staff has ever mentioned that Applicant’s Fee Credit Proposal would only be successful if it included
one of these specific facilities. Even though each of Applicant’s resubmissions was an iteration of
the original Fee Credit Proposal from August 2023 and has never included those amenities, RAP staff
never once stated throughout this years-long process that the design should or must consist of
“ballfields, basketball courts, playgrounds, recreation or senior centers” or would otherwise be dead
on arrival. Applicant participated in a years-long process in good faith and under the belief that, in
working with RAP staff, its Fee Credit application would be fairly considered. RAP staff’s rejection
demonstrates a stunning disregard for the time and cost it takes applicants to go through the credit
process (not to mention the cost Applicant incurred to incorporate 33,859 sf of additional open space
into project design). If RAP does not intend to abide by the City’s Ordinance pertaining to Fee
Credits, then the City should amend it to limit the credit to “ballfields, basketball courts, playgrounds,
recreation or senior centers” or rescind the Fee Credit option altogether. Since the City has done
neither of those things, it must abide by the Ordinance and City policies as they exist today.

Moreover, we note that RAP staff’s conduct also utterly defeats the purpose of the fee credit
portion of the Ordinance altogether. The fee credit is intended to incentivize developers to provide
in their projects excess, additional open space that they develop and maintain at their own expense —
the tradeoff is that the Ordinance promises developers, in exchange for these additional open spaces,
a credit against the otherwise very sizeable RAP park fee. Without the availability of the fee credit,
developers cannot afford to provide these excess open spaces in their projects and certainly will not
take on the liability and cost of opening them to the public, which will be a great loss for the City’s
residents and impede the City’s ability to meet its open space and recreation goals. The City’s
legislators should therefore be greatly concerned about the manner in which RAP is engaging with
project applicants and failing to correctly implement the City’s Ordinance and related policies.
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We sincerely appreciate you taking the time to review this letter. We believe that City officials
and all Angelenos have a vested interest in the manner in which RAP staff is engaging with project
applicants, evaluating Fee Credit applications and administering discretion afforded to the
Department under the Ordinance and we respectfully request a meeting to discuss and your help in
getting this process back on a mutually beneficial path forward.

Regards,

Tt

Margaret R. Akerblom

MRA
Enclosure
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Public Recreation Credit Area (Aerial View)

Highly visible and accessible to Metro Rail E Line riders, the Public Recreation Credit Area will serve
to enhance the urban experience providing space to exercise while walking or jogging, resting at the
many seating areas, and cooling off under shade provided by trees and the adjacent buildings.
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