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jurisdiction to require a subdivision to provide a maximum of three acres per 1,000 persons in 
land dedication or fees, unless that particular jurisdiction is already exceeding that ratio. 

As discussed in Section 3.c. above, the proposed project would essentially provide its 
residents with a “neighborhood park” that is customized to the type of residential development 
proposed.  This recreational use would serve residents of all ages within the residential tower and 
would include outdoor recreation space totaling approximately 46,000 square feet (1.05 acres).  
Given that the neighborhood park would be private (i.e., for use by the residents of the tower 
only), and long-term maintenance would be the responsibility of the Home Owner’s Association, 
residents within the “immediate neighborhood” would only consist of the residents within the 
residential tower.  Based on the estimated number of residents generated by the project (553 
residents), the project would require 1.11 acres (0.002 acre per person) of neighborhood parkland 
to meet the PRP’s long-range standard and 0.55 acre (0.001 acre per person) to meet the PRP’s 
more attainable short- and intermediate-range standard.  The project proposes to include 1.05 
acres of open space and recreational opportunities thus exceeding the City’s short- and 
intermediate-range standards for neighborhood parks by 0.5 acres and falling just 0.06 acres 
short of the City’s long-range standards for neighborhood parks.  As previously stated, the PRP 
notes that the long-range standards may not be reached during the life of the plan, and, therefore, 
the short- and intermediate-range standards should be consulted for guidance.   

In addition, implementation of the mitigation measures below would ensure that through 
the provision of on-site recreational amenities and open space areas, payment of in-lieu fees, 
dedication of parkland, or a combination of these methods, the project would comply with the 
parks and recreational requirements set forth by State law. 

(2)  City of Los Angeles Municipal Code 

Pursuant to Section 12.21 of the LAMC, the proposed project would be required to 
provide a minimum of 175 square feet of usable open space area per dwelling unit.5  This 
amounts to 45,850 square feet of usable open space area based on the number of units proposed.  
Of this amount, at least 22,925 square feet (50 percent) must be common open space area.  Of 
the 22,925 square feet of common open space area, a minimum of 5,731 square feet (25 percent) 
must be planted with ground cover, shrubs, or trees.  As discussed in Section 3.c. above, the 
project would provide 46,000 square feet of common open space area via a rooftop terrace, of 
which 30,300 square feet would be planted area.  Therefore, the proposed project would exceed 
the required 45,850 square feet of usable open space area by 150 square feet, the required 
22,925 square feet of common open space area by 23,075 square feet, and the required 
25 percent square feet of planted common area by 24,569 square feet.  Because indoor 

                                                 
5 To present a conservative analysis, each of the units is assumed to have more than three habitable rooms. 
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recreational amenities potentially provided by the proposed project were not taken into account 
when evaluating compliance with the usable open space area requirement, they do not violate the 
25 percent maximum allowed as counting towards this requirement.  As demonstrated above, the 
proposed project would comply with the open space requirements set forth in LAMC 
Section 12.21. 

Section 17.12 of the LAMC, the City’s parkland dedication ordinance enacted under the 
Quimby Act, provides a formula for satisfying park and recreational uses through land dedication 
and/or the payment of in-lieu fees.  The area of land required for park and recreation dedication 
is based upon the maximum residential density permitted within the zone where it is located.  
The project site is located within a C2 zone, which allows residential development pursuant to 
the standards established for the R4 zone.  The R4 zone permits up to one dwelling unit per 
400 square feet of lot area; therefore the site is permitted to be developed to a maximum density 
of over 100 dwelling units per acre.  Thus, based on the provisions set forth in LAMC Section 
17.12, 32 percent of the gross subdivision area would be required to be dedicated to the City of 
Los Angeles for park or recreational purposes.  In the case of the proposed project, this would 
equate to a land dedication of 0.77 acre (32 percent of 2.41 acres).  As discussed in Section 3.c. 
above, the project proposes to include 46,000 square feet of common open space (1.05 acres) on 
its exterior terrace.  While the proposed project would exceed the land area requirements of 
Section 17.12 of the LAMC by approximately 0.28 acres, this area would not be dedicated to the 
City of Los Angeles.  Thus, potentially significant impacts could occur.  However, 
implementation of the mitigation measure below would ensure that through the provision of on-
site recreational amenities and open space areas as a credit against the dedication of open space, 
payment of in-lieu fees, dedication of parkland, or a combination of these methods, the project 
would comply with the maximum requirements established under the Quimby Act.  With this 
mitigation measure, impacts on parks and recreational facilities would be less than significant. 

4. CUMULATIVE IMPACTS 

Section III of this EIR identifies 108 related projects that are anticipated to be developed 
within the vicinity of the project site.  For purposes of this cumulative analysis on parks and 
recreation, only those related projects located within the City of Los Angeles and that propose 
residential uses are considered.  Of the 108 related projects identified in Section III, 35 are 
included in this cumulative analysis as listed in Table 53 on page 544.  These related projects 
would cumulatively generate, in conjunction with the proposed project, the need for additional 
parks and recreation facilities.  Similar to the proposed project, the residential population was 
determined by multiplying the number of residential units by the 2005 average household size as 
indicated by the population data obtained for the West Los Angeles Community Plan for projects 
located within the Community Plan Area.  For projects located outside the Community Plan 
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Table 53 
 

Related Residential Projects Within the City of Los Angeles 
 

Map 
No.a Project Location 

Residential 
Population b 

1 UCLA Westwood Campus Expansion UCLA Westwood Campus 2,000 c 

3 Palazzo Westwood Retail,  
High-Turnover Restaurant 

1001 Tiverton Ave. 539 

6 Apartments, Specialty Retail 10852 Lindbrook Ave. 32 

7 Apartments 860 S. Devon Ave. 27 

8 Condominiums 10804 Wilshire Blvd. 154 

9 Condominiums 10776 Wilshire Blvd. 221 

14 Wilshire/Comstock Condominium Project 10250 W. Wilshire Blvd. 62 

16 St. Regis Redevelopment Project 2055 Ave. of the Stars 310 

17 Condominiums 527 S. Midvale St. 256 

18 Residential Hotel 10844 W. Lindbrook Dr. 71 

20 Condominiums 1826 S. Glendon Ave. 34 

21 Condominiums 1417 S. Butler Ave. 34 

23 Condominiums 1625 S. Barry Ave. 38 

24 Condominiums 1525 S. Armacost Ave. 38 

25 Condominiums 1633 S. Armacost Ave. 34 

26 Condominiums 10763 W. Wilshire Blvd. 127 

27 Condominiums 2037 S. Beverly Glen Blvd. 34 

29 Condominiums 1511 S. Camden Ave. 34 

30 Condominiums, Office, Specialty Retail 11663 Wilshire Blvd. 52 

32 Condominiums 10617 W. Eastborne Ave. 30 

33 Condominiums 1517 S. Bentley Ave. 46 

34 Apartment 1817 S. Beloit Ave. 32 

35 Live/Work Units 11500 W. Tennessee Ave. 177 

36 Condominiums 430 S. Kelton Ave. 97 

38 Condominiums 1807 S. Beverly Glen Blvd. 34 

39 Condominiums 2263 S. Fox Hills Dr. 32 

44 Condominiums 10131 Constellation Blvd. 1,019 

46 Condominiums 1333 S. Beverly Green Dr. 11 

47 Belmont Village Wilshire Blvd./Warner St. 259 

48 Apartments 10000 W. Santa Monica Blvd. 739 
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Map 
No.a Project Location 

Residential 
Population b 

49 Apartment, Retail 10901 Santa Monica Blvd. 76 

50 Condominiums, Office, Retail 10604-10612 National Blvd. 61 

53 Del Capri Hotel Wilshire Blvd/Westholme Ave. 148 

54 Condominiums 11611 Montana Ave. 34 

63 Condominiums 10710 Wilshire Blvd. 119 

Related Projects Total 7,009 

Proposed Project Total 553 

Grand Total 7,562 

  
a Corresponds with Map Nos. on Figure 15 on page 153 in Section III of this EIR. 
b The residential population was determined by multiplying the number of residential units by the 2005 average 

household size as indicated by the population data obtained  for the West Los Angeles Community Plan for 
projects located within the Community Plan.  For projects located outside the Community Plan area, the 
average household size as indicated by the population data obtained for the associated census tract was used. 

c Based on the number of beds rather than population data (1 bed =1 person). 
 
Source:  PCR Services Corporation, 2007. 

 

Area, the average household size as indicated by the population data obtained for the 
corresponding census tract was used.  As shown in Table 53, related projects could potentially 
generate 7,009 residents.  The proposed project in conjunction with related projects could 
therefore generate 7,562 residents.  However, all related projects with residential uses would be 
required to comply with the requirements of the Quimby Act, the PRP, and LAMC 
Sections 12.21 and 17.12.  As such, potential cumulative impacts to parks and recreational 
facilities would be reduced to a less than significant level. 

5. MITIGATION MEASURES 

Mitigation Measure I.5-1: The Applicant shall do one or more of the following:  
(1) dedicate additional parkland to meet the requirements of Los Angeles 
Municipal Code Section 17.12; (2) pay in-lieu fees for any land dedication 
requirement shortfall; or (3) provide on-site improvements equivalent in value 
to said in-lieu fees. 
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6. LEVEL OF SIGNIFICANCE AFTER MITIGATION 

Potential significant impacts to park and recreational facilities associated with the 
proposed project would be reduced to a level that is less than significant via compliance with 
Mitigation Measure I.5-1.   














