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1. Recommend that the Advisory Agency require Parcel Map 2018-7264 (Project) to 
dedicate land to the City, or provide a combination of land dedication and fee payment 
to the City, in order to fulfill the Project's requirements under provisions of Los Angeles 
Municipal Code 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 Park 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 Los Angeles Municipal Code Section (LAMC) 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 Section 17.03 (Advisory Agency), states in part, that "[t]he 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 Section 17.04 (Subdivision Committee) states that the Department of Recreation and 
Parks (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, 
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 
 
Parcel Map 2018-7264 (Project) is located at 2340 West Venice Boulevard in the Harvard 
Heights area of the City.  The Project site is approximately 7.14 gross acres and its present use 
consists of a shopping center (Western Plaza Shopping Center), an auto repair facility, a 
laundromat, and associated parking lot.  The Project, as currently proposed, includes the 
subdivision of the existing site into two parcels and the development of a residential building. 
The existing shopping center will remain and the auto repair facility and a laundromat will be 
demolished.  The project will create a 5.32 acre parcel for the existing shopping center and a 
1.82 acre parcel that will be developed with a multifamily residential building with 180 Dwelling 
units, including 18 affordable housing units. 
 
The multifamily residential building will include exterior and interior private open space and 
common open space.  The common open space areas include a fitness room, lounges, pool 
and pool deck area, and landscaped terraces.  
 
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 14, 2018.  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 tract map application with City Planning on December 10, 2018.   
On January 28, 2019, the Advisory Agency sent RAP a notification requesting RAP provide its 
Report and recommendations on the Project by March 9, 2019.  The Advisory Agency Filing 
Notification is attached (Attachment 2).  
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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.” 
 
LAMC 12.33 D.2.b states “Any land dedication for park and recreation purposes shall not be 
deducted from a site’s gross lot area for the purposes of calculating project density, lot area, 
buildable area or floor area ratio.” 
 
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 
12.33 D.2: 
 

• LD = (DU x P) x F 
 

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 = 2.88 
 

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 180 units would be: 

 
1.30 Acres = (180 x 2.88) 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 
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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. 
 
As currently proposed, the Project has 18 dwelling units in the Project 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: 

 
1.17 Acres = (162 x 2.88) 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 of Recreation and Park Commissioners’ (Board) would need to 
approve (or disapprove) 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.    

In-Lieu Fee Payment 
 
Pursuant to LAMC Section 12.33, the Park Fee amount is determined by the type of residential 
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, 2018, residential Subdivision projects that are subject to the Subdivision fee shall pay: 

$12,607.00 x number of new non-exempt dwelling units 

The maximum Park Fees payment for the Project’s proposed 180 units would be: 

$2,269,260.00 = $12,607.00 x 180 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 
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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. 

As currently proposed, the Project has 18 dwelling units in the Project 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: 

$2,042,334.00 = $12,607.00 x 162 dwelling units 

Per Los Angeles Municipal Code 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 

STAFF 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 development projects is 
existing park service radius gaps. Approximately fifty-five percent (55%) of residents in the City 
live within a one-half (1/2) mile, or a ten (10) minute walk, from a public park or open space.  
The Mayor’s Sustainability City pLAn sets a goal of increasing the percentage of Angelinos 
living within a one-half mile from a park to sixty-five percent (65%) by 2025 and to seventy-five 
percent (75%) by 2035. RAP continues to employ 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 Harvard Heights area of the City and within the South Los 
Angeles Community Plan Area. Currently the site holds a shopping center, an auto repair 
facility, a laundromat, and associated parking lot. The Project site is located in a commercial 
and residential area and is surrounded by retail, residential, and commercial uses. 
 
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). 
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The Project is located in a high density area of the City. Below is an analysis of the density of 
the area within walking distance of the Project site and a comparison to both citywide density 
and local community density:  

 
• Half-mile (1/2) walking distance of the Project site (EPADSS): 15,129 persons (22,248 

persons per square mile). 
• City of Los Angeles Population Density (2010 United States Census): 8,092 persons per 

square mile. 
• South Los Angeles Community Plan Area (2014 American Community Survey): 17,538 

persons per square mile. 
 

Project Open Space and Recreational Areas 
 
As previously discussed, the multifamily residential building will include exterior and interior 
private open space and common open space.  The common open space areas include a fitness 
room, lounges, pool and pool deck area, and landscaped terraces. 
 
The amount of common open space being provided by the Project does not appear to 
significantly exceed the amount of open space the Project would otherwise be required to 
provide per LAMC (or other planning documents, specific plans, etc.).  It is currently unknown if 
these open spaces will ultimately 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 described in the Project application, it is unknown if these proposed recreational 
amenities would significantly reduce the Project’s impact on existing public recreational and 
park facilities or if they would reduce the need for new or expanded public recreational and park 
facilities.  
 
Public Park Access 
 
There are several public parks with a two (2) mile radius of the Project site. A map showing the 
project location and nearby park service area gaps is attached hereto (Attachment 5). 
 
There are no RAP-operated public parks within a half (½) mile walking distance of the Project 
site.  
 
The closest RAP-operated public park to the Project is Normandie Recreation Center, which is a 
3.27 acre park, located at 1550 South Normandie Avenue that is currently improved with a 
Recreation Center, a playground, basketball courts, a baseball diamond, and outdoor fitness 
equipment.  

 
As previously noted in the 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 at the Project 
location, the park would serve the new residents of the Project and would serve 9,788 new, 
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previously unserved, residents within a half-mile (1/2) walking distance (Attachment 5).  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 (1/2) walking distance.  If the 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 (1/2) walking distance of a public park.  
 
Nearby Public Park Projects 
 
There is one new public park currently in development within a two (2) mile radius of the Project 
site:  
 

• Pio Pico Library Park is a proposed new park located at 694 South Oxford Avenue in 
Council District 10.  The Pio Pico Library Park (PRJ20934) Project is located on land 
owned by the Library Department (LAPL) and RAP staff is in discussions with LAPL staff 
regarding the development of a Memorandum of Agreement (MOA) with LAPL to allow 
for the use of the site for the proposed pocket park.  The Pio Pico Library Park 
(PRJ20934) Project is currently in design.  The current scope of the Pio Pico Library 
Park (PRJ20934) Project is development of a pocket park and underground parking 
structure.  The Pio Pico Library Park (PRJ20934) Project is being led by the Department 
of Public Works, Bureau of Engineering (BOE) and is expected to be completed in  
July 2022.  The Pio Pico Library Park (PRJ20934) Project is fully funded at this time. 

 
There is one park renovation project currently in development within a two (2) mile radius of the 
Project site:  
 

• Seoul International Park is a 3.47 acre park, located at 3250 West San Marino Street in 
Council District 10.  The Ardmore/Seoul International Phase III - Gym Expansion Project 
(Work Order No. E170495A) is a Proposition K Specified Project that proposes the 
expansion of the existing recreation center at Seoul International Park.  The 
Ardmore/Seoul International Phase III - Gym Expansion Project is a future project.  The 
Ardmore/Seoul International Phase III - Gym Expansion Project is being led by BOE and 
is it unknown at this time when the project is expected to be completed.  The current 
Project budget for the Ardmore/Seoul International Phase III - Gym Expansion Project is 
not known at this time and the current available funding is Five Hundred Thirty-Nine 
Thousand, Eight Hundred Seventy-Five Dollars ($539,875.00).  The Ardmore/Seoul 
International Phase III - Gym Expansion Project is not fully funded at this time. 

 
Staff Recommendation 
 
The Project is located in a high density community of the City.  The density of the area within 
walking distance of the Project site is higher than the average density of the City and is higher 
than the average density of the Community Plan Area in which the Project is located.  
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The Project site is located in an existing park service radius gap, as there are no RAP-operated 
public parks within walking distance of the Project.  
 
If a new public park was provided at the Project location, the park would serve Project residents 
and would serve 9,788 new, previously unserved, residents within a half-mile (1/2) walking 
distance.  
 
There is one (1) new public park and one (1) park renovation Project, currently in development 
within a two (2) mile radius of the Project site. The development of these new parks and projects 
would provide new open space, new recreational amenities, and enhanced recreational 
opportunities that would be accessible to future Project residents and could help meet their 
needs for new park and recreational facilities.   
 
Therefore, RAP staff recommends that the appropriate mitigation measure for this Project is that 
the Project be required to dedicate land to the City, or provide a combination of land dedication 
and fee payment to the City.  
 
 
FISCAL IMPACT STATEMENT 
 
As it is not known at this time if the Advisory Agency will recommend the Project dedicate park 
land to the City or to pay Park Fees, the potential Fiscal Impact to the RAP’S General Fund is 
unknown.  
 
 
This Report was prepared by Darryl Ford, Senior Management Analyst, Planning, Maintenance 
and Construction Branch. 
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Aerial View of the Project Site
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ZIMAS INTRANET Generalized Zoning 02/19/2019
City of Los Angeles

Department of City Planning

Address: 1713 S WESTERN AVE Tract: TR 19882 Zoning: [Q]C2-1

APN: 5073012034 Block: None General Plan: Community Commercial

PIN #: 126B193  1421 Lot: FR LT 1

Arb: None

Streets Copyright (c) Thomas Brothers Maps, Inc.
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Project Location & Surrounding Parks
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Source: Census/ACS 2010

Residents Served:

Age 5 to 9:

Age 15 to 17:

Age 18 to 64:

Age 65 and Over:

$25,000 to $34,999:

$35,000 to $49,999:

$50,000 to $74,999:

$75,000 and Over:

Scenario Information

Population and Age Breakdown Household and Income Breakdown

Under Age 5: Under $25,000:

Total Residents
Served:

Households Served:

Currently Non-Served
Households Served:

Total Households
Served:

1,159 745

639

999 654

700 445

9,955 6,402

1,328 903

408

2,059

680 441

1,425

279

654

650 444

494

9,788 4,537 2,997

Households Served by Annual Income

Scenario Name: 

Park Class: 

Baseline Dataset*: 

Description: 

Construction of multi-family project with 
180 residential units.

All Parks (RAP and Non-RAP)

*The baseline dataset is the existing parks dataset 
whose service areas are used to calculate the 
currently non-served metrics given below in blue. 
These residents and households, which would be 
served by the proposed park, are not currently served 
by any existing park in the baseline dataset.

New Park

Scenario Type: 

Improved

Residents Served by Age

15,129

Age 10 to 14:

988

2300-2360 W. Venice Blvd

Currently Non-Served
Residents Served:

Park Analysis Report

City of Los Angeles

Date Generated: 

Disclaimer: This report is for informational purposes only and relies on data from a variety of sources, which may or may not be 
accurate or current. The City of Los Angeles assumes no responsibility arising from the use of this report. The map and associated 
data are provided "as is" without warranty of any kind.11/27/2018
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