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DATE C.D. 13 ----------- ------
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General Manager 
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RECOMMENDATIONS 

----

1. Recommend that the Advisory Agency require Tract Map No. VTT-83086 (Project) to 
pay in-lieu fees to the City in order 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. 

PARK FEE 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 (LAMC) Section 12.33 C.3 (e.g. certain 
affordable housing units and secondary dwelling units may be exempt from any requirement to 
pay a fee). 

LAMC Section 17.03 (Advisory Agency) states 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 RAP is to submit a Report to the 
Advisory Agency for each application for subdivision map approval and that report "shall contain 
recommendations, approved by the Board of Recreation and Park Commissioners, specifying 
the land to be dedicated, the payment of fees in lieu thereof, or a combination of both for the 
acquisition and development of park or recreational sites and facilities to serve the future 
inhabitants of such subdivision... ". 
 
PROJECT SUMMARY 
 
The proposed Project, located at 515-531 South Virgil Avenue and 518-526 South 
Westmoreland Avenue in the Rampart Village community of the City, consists of a mixed-use 
project with 130 total units (84 apartment units, 46 condominium units, including 19 of which are 
affordable units), 26,632 square feet (SF) of commercial office space, and two levels of 
subterranean parking space. The proposed subdivision would contain a total of 5 parcels.   
 
The proposed Project also includes approximately 15,050 SF of common open space, which 
includes a community room, courtyard, and rooftop garden space.  
 
The Project, as submitted to City Planning, is not proposing to make a park land dedication to 
the City of Los Angeles either on-site or off-site of the Project location.  
 
Conceptual renderings of the Project are attached (Attachment 1). 
 
EARLY CONSULTATION MEETING 
 
Pursuant to LAMC Section 12.33 D.1, applicants of residential Subdivision projects with more 
than fifty (50) residential dwelling units are required to meet with RAP and City Planning prior to 
submitting a tract map application to City Planning.  Per LAMC Section 12.33 D.1, "[t]he 
purpose of this early consultation is to discuss whether the City requires land dedication for the 
project and/or to discuss credits available to the applicant, if any."  
 
RAP and City Planning staff held an Early Consultation meeting with Project representatives on 
October 10, 2018.  The meeting included a discussion of the requirements of LAMC 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 proposed Project. 
 
ADVISORY AGENCY 
 
The proposed Project filed a tract map application with City Planning on June 11, 2020.  On 
July 22, 2020 the Advisory Agency sent RAP a notification requesting RAP provide its report 
and recommendations on the Project by a deadline identified as “August 31, 2020.”  The 
Advisory Agency Filing Notification is attached (Attachment 2).   
 
If no written Report is provided to the Advisory Agency, the Advisory Agency will assume that 
RAP has no report to make. 
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REQUIRED LAND DEDICATION AND 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 required land dedication for the Project’s proposed 130 units would be: 

 
0.94 Acres = (130 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 
the Project; and, any credits granted by RAP to the Project for improvements to dedicated park 
land or for eligible privately owned recreational facilities and amenities. 
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As currently proposed, the Project has 19 affordable units that would likely qualify for an 
exemption per LAMC Section 12.33 C.3.  If those dwelling units are ultimately determined to be 
exempt, the maximum required land dedication for the Project would be: 

 
0.80 Acres = (111 x 2.88) x 0.00251 

 
Per LAMC Section 12.33 D.3, land dedications may be made on-site or off-site of the project 
location.  Any off-site land dedication shall be located within a certain radius of the project site, 
as specified below: 
 

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

 
While the Advisory Agency has the authority to require the Project to dedicate land to the City 
for park purposes, the Board would need to approve any proposed park land dedication before 
that land can be acquired and accepted by the City.  Therefore, if the Advisory Agency requires 
the Project to dedicate land to the City, RAP staff would need to prepare a subsequent report to 
the Board regarding the proposed land dedication.  That report would detail the amount and 
location of the land being dedicated, and the improvements, if any, proposed to be developed 
on the dedicated property.  Additionally, if it is determined that the Project will provide a 
combination of land dedication and fee payment, the report would also identify the amount of in-
lieu fees that would be owed to the City after RAP credits the Project for the amount of land 
being dedicated.    
 
Per Section 66477 (7) of the California Government Code, “Only the payment of fees may be 
required in subdivisions containing 50 parcels or less, except that when a condominium project, 
stock cooperative or community apartment project, as those terms are defined in Sections 4105, 
4125, and 4190 of the Civil Code, exceeds 50 dwelling units, dedication of land may be required 
notwithstanding that the number of parcels may be less than 50.”The Project applicant states 
that the Project is a condominium project, as that term is defined in Sections 4125 of the Civil 
Code. 
 
In-Lieu Fee Payment 
 
Pursuant to LAMC Section 12.33, the Park Fee amount is determined by the type of residential 
development project (Subdivision or Non-Subdivision) being developed.   RAP shall collect 
these fees pursuant to LAMC Section 19.17 and the Park Fees Section of RAP’s Rate and Fee 
Schedule.  As of July 1, 2020, Residential Subdivision projects that are subject to the 
Subdivision fee shall pay: 

 
$13,609.00 x number of new non-exempt dwelling units 
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The maximum Park Fees payment for the Project’s proposed 130 units would be: 
 
$1,769,170.00 = $13,609.00 x 130 dwelling units 

 
As currently proposed, the Project has 19 dwelling units that would likely qualify for an 
exemption per LAMC Section 12.33 C.3.  If those dwelling units are ultimately determined to be 
exempt, the maximum required Park Fee payment for the Project would be: 

 
$1,510,599.00 = $13,609.00 x 111 dwelling units 

 
The amount of Park Fees that are required to be paid is subject to change depending on the 
Park Fee schedule in effect in the year of payment; the number of exempt dwelling units (e.g. 
affordable housing units, existing dwelling units to be replaced on site, etc.) included as part of 
the Project; any Dwelling Unit Construction Tax previously paid by the Project; and, any credits 
granted by RAP to the Project for improvements to dedicated park land or for eligible privately 
owned recreational facilities and amenities. 
 
Per LAMC Section 12.33 E.3, any Park Fees collected by the City shall be expended within a 
certain radius from the project site, as specified below: 
 

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

 
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 
reduce the need for new public recreation and park facilities to serve the project residents.  
 
One of the most critical factors that RAP staff uses to analyze proposed developments is 
existing park service radius gaps. According to the Trust for Public Land 2020 Park Score Index, 
approximately 62% of residents in the City of Los Angeles live within a 10-minute walk, from a 
public park or open space.  The Mayor’s Office of Sustainability pLAn sets a goal of increasing 
the percentage of Angelenos living within a one-half mile from a park to at least 65% by 2025; 
75% by 2035; and 100% by 2050.  RAP has employed a variety of strategies, such as the 50 
Parks Initiative, that are intended to increase park access and meet these park access goals. 
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Site Analysis 
 
The proposed Project is located within the Rampart Village community of the City and within the 
Wilshire Community Plan Area.  Currently, the Project site is a commercial office and parking lot 
surrounded by commercial uses on all sides.  
 
An aerial view of the Project site is attached hereto (Attachment 3).  A map showing the 
generalized zoning of the project site is also attached (Attachment 4). 
 
The proposed Project is located in a high-density area of the City.  Below is 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 walking distance of the Project site (EPADSS): 20,159 persons (37,331 
persons per square mile) 

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

• Wilshire Community Plan Area (2017 American Community Survey): 20,560 persons per 
square mile 
 

Project Open Space and Recreational Areas 
 
As previously discussed, the proposed Project also includes approximately 15,050 SF of 
common open space, including a community room, courtyard, and rooftop garden space.  
 
The amount of common open space being provided by the proposed Project does not appear to 
significantly exceed the amount of open space the proposed Project would otherwise be 
required to provide per LAMC Section 12.21 (or other planning documents, specific plans, etc.).  
Additionally, it does not appear that these open spaces will include the type and variety of active 
and passive recreational facilities and amenities that are typically found in the City’s 
Neighborhood and Community Parks and that are needed to meet the needs of residents of all 
ages and abilities.  
 
As currently proposed, these recreational amenities would likely not significantly reduce the 
Project’s impact on existing public recreational and park facilities nor would they likely 
significantly reduce the need for new or expanded public recreational and park facilities to serve 
the Project’s residents. 
 
Public Park Access 
 
There are two (2) RAP-owned public parks within a half-mile walking distance from the Project 
site.  A map showing the project location and nearby public parks is attached hereto 
(Attachment 5). 
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• Shatto Recreation Center, located at 3191 West 4th Street, is a 5.45-acre facility that 
features a gymnasium, tennis courts, a baseball field, a multipurpose field, a children’s 
play area, basketball courts and outdoor fitness equipment and provides a variety of 
services and programs. 

• Lafayette Recreation Center, located at 625 South Lafayette Place, is a 9.72-acre park 
that features an indoor gymnasium and community center, a synthetic field and two 
outdoor basketball courts, two tennis courts, and two children’s play areas. 

 
As previously noted in this Report, a land dedication for a new public park could be located 
either on-site or off-site of the Project location.  If a new public park was provided at the Project 
location the park would serve the new residents of the Project and would serve approximately 0 
new, previously unserved, residents within a half-mile walking distance (Attachment 6).  If a new 
public park was provided off-site of the Project location the park would serve the new residents 
of the Project as well as an unknown number of new, previously unserved, residents within a 
half-mile walking distance.  If the proposed Project does elect to make some or all of its required 
land dedication off-site, staff would work with the Project to identify a site that would serve 
project residents, help close an existing park service area gap, and maximize, to the extent 
feasible, the number of new residents who would be within a half-mile walking distance of a 
public park.   
 
Nearby Public Park Projects 
 
There is one (1) new public park currently in development within a two (2) mile radius of the 
Project site.  
 

• The Pio Pico Library Park – Park Lease and Development (PRJ20934) Project, located 
at 694 South Oxford Avenue, proposes the development of a pocket park in the 0.60-
acre property and the construction of an underground parking structure with a capacity 
of at least 50 parking spaces in front of the Pio Pico Library. The Pio Pico Library Park – 
Park Lease and Development (PRJ20934) Project is being led by BOE and is currently 
in the design phase. While the design and construction of the Pio Pico Library Park – 
Park Lease and Development (PRJ20934) Project are fully funded at this time, additional 
funding may be needed in order to provide temporary parking at Pio Pico Library during 
the construction of the park. 

 
There is one (1) major park renovation project currently in development within a two (2) mile 
radius of the Project site:  
 

• Lafayette Recreation Center, located at 625 South Lafayette Park Place, is a 9.72-acre 
facility that features an indoor gymnasium and community center, a small synthetic field, 
a skate park, two basketball courts, two tennis courts, and two children’s play areas.  
The scope of work for the Lafayette Recreation Center – Outdoor Improvements 
(PRJ21330) (PRJ20495) Project is the refurbishment of the existing turf, irrigation, 
landscaping, and the installation of related site amenities, new outdoor fitness 
equipment, outdoor lighting renovations, replacement of the existing 5-12 year old play 
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area, reconfiguration of two existing basketball courts, the addition of one new tennis 
court, one new synthetic futsal court, new outdoor fitness equipment, new park 
pathways, and new site amenities such as benches, hydration stations, and a storage 
container.  Portions of The Lafayette Recreation Center – Outdoor Improvements 
(PRJ21330) (PRJ20495), including the new playgrounds, have already been completed.  
The remaining elements of the Project, including the reconfiguration of the basketball 
courts and the new synthetic field are still in design.  The Lafayette Recreation Center – 
Outdoor Improvements (PRJ21330) (PRJ20495) Project is fully funded at this time. 

 
Staff Recommendation  
 
RAP staff recommends that the appropriate mitigation measure for this proposed Project is the 
payment of in-lieu fees to the City. 
 
The Project site is not located in an existing park service radius gap.  There are two (2) RAP-
owned public parks within a half (½) mile walking distance from the Project.  
 
There is one (1) public park currently in development within a two (2) mile radius of the Project 
site. 
 
There is one (1) park renovation project currently in development within a two (2) mile radius of 
the Project site.   
 
If a new public park was provided at the Project location, the park would serve Project residents 
and 0 currently unserved residents within a half mile walking distance. 
 
FISCAL IMPACT  
 
As it is not known at this time if the Advisory Agency will recommend the proposed Project 
dedicate park land to the City or to pay Park Fees, the potential Fiscal Impact to the RAP’s 
General Fund is unknown. 
 
STRATEGIC PLAN INITIATIVES AND GOALS 
 
Approval of this Board Report advances RAP’s Strategic Plan by supporting: 
 
Goal No. 3: Create & Maintain World Class Parks and Facilities 
Outcome No. 3:  Increased park maintenance, with a focus on cleanliness. 
 
Result:  Collected fees will fund capital improvements at existing parks in the 

Project area.  
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This Report was prepared by Ligaya Khennavong, Management Assistant, Planning, 
Maintenance and Construction Branch.  
 
LIST OF ATTACHMENTS 
 
1) Conceptual Project Renderings 
2) Advisory Agency Filing Notice 
3) Aerial View of Project Site 
4) Generalized Zoning 
5) Project Location and Surrounding Parks 
6) EPADSS Report 
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SITE & FAR SUMMARY
Virgil Site Westmoreland Site Total

Zoning Summary CR-1 R4P-1
Gross Lot Area (Pre-Deduction) 28,890
Gross Lot Area (Post-Deduction) 28,380 11,705 40,085 SF
Floor Area Ratio 1.5 3
Floor Area Ratio with TOC 3.75 4.5
Allowable Floor Area 106,425 52,673 159,098 SF

Proposal Summary (*per Zoning Code)
   Virgil Site Westmoreland Site Total

Allowable Floor Area 106,425 52,673 159,098 SF

Proposed Floor Area (Residential) 64,046           42,353 106,399 SF

Proposed Floor Area (Office) 26,632 26,632 SF

Tot. Proposed Floor Area 90,678 42,353 133,031 SF

Parking Area (FAR Exclusive) 76,214 SF

PARKING SUMMARY

Commercial: 2 stalls per 1000sf per Zi-2129 Enterprise Zone - LAMC 12.21A4(x)(3)
Residential: 0.5 stall per 1 dwelling unit (D/U)

Required Parking Calculations

Unit Count/Area Scaling Factor Stall Count
Commercial 26,632 0.002 54
Residential 130 0.5 65

TOTAL Parking Required  119

Provided Parking Tabulation

Surface Parking - Standard Parking 22 spaces
Surface Parking: 22 spaces

Underground Parking Level P1 - Standard Parking 35 spaces
Compact Parking 12 spaces
Tandem Parking 12 spaces
Accessible Parking 5 spaces
Van Accessible Parking 1 space

P1 Parking:65 spaces
Underground Parking Level P2 - Standard Parking 43 spaces

Compact Parking 18 spaces
Tandem Parking 18 spaces

P2 Parking:79 spaces

Totals - Standard Parking (Residential) 65 spaces
Tandem Parking (Residential) 30 spaces
Compact Parking (Residential) 11 spaces

    Residential Parking: 106 spaces

Residential Compact Ratio (40% Max): 10.38%

Standard Parking (Commercial) 35 spaces
Compact Parking (Commercial) 19 spaces

   Commercial Parking: 54 spaces

Commercial Compact Ratio (40% Max): 35.19%

Accessible Parking 5 spaces
Van Accessible Parking 1 spaces

     Accessible Parking: 6 spaces

Total Parking:    166 spaces

EVCS Requirements

30% of Total Parking to be EVCS Ready
(10% of Total Parking need to be installed)

Provided EVCS Tabulation

Underground Parking Level P1 - Standard EVCS Parking 12 spaces
Compact EVCS Parking 6 spaces

P1 EVCS Parking: 18 spaces

Total EVCS Parking: 18 spaces
Total EVCS Ratio (10% Min): 10.40%

EVCS Ready Stalls
P1 EVCS Ready Stalls 28 spaces
P2 EVCS Ready Stalls 24 spaces

Total EVCS Parking: 52 spaces

Total EVCS(Installed plus Ready stalls) Parking: 70 spaces
Total EVCS Ready Ratio (30% Min): 30.46%

Bicycle Parking Requirements (ordinance no. 185,480) 

Bicycle Required (Residential)
Long Term: Units Rate Required

First Tier (1-25) 25 1/1 Unit 25 Spaces
Second Tier (25-100) 75 1/1.5 Units 50 Spaces
Third Tier (101-200) 30 1/2 Units 15 Spaces

TOTAL:  90 Spaces

Short Term: Units Rate Required
First Tier (1-25) 25 1/10 Unit 2.5 Spaces
Second Tier (25-100) 75 1/15 Units 5 Spaces
Third Tier (101-200) 30 1/20 Units 1.5 Spaces

TOTAL:  9 Spaces
TOTAL Required:  99 Spaces

Bicycle Required (Commercial)
Long Term: 1 per 5,000 SF (minimum 2)

26,632 / 5,000 = 5.33 = 6 Spaces Required 

Short Term: 1 per 10,000 SF (minimum 2)
26,632 / 10,000 = 2.66 = 3 Spaces Required 

TOTAL Required:  9 Spaces

Bicycle Parking Provided (Residential)

Long Term Parking (P1 Bike Storage Rooms) 90 Spaces Provided
Short Term Parking (Exterior Level 1 Building Entries) 9 Spaces provided
Bike Maintenance – Additional 100 SF workspace provided within Bike Storage Room

TOTAL Provided:  99 Spaces

Bicycle Parking Provided (Commercial)

Long Term Parking (P1 Bike Storage Room) 6 Spaces Provided
Short Term Parking (Exterior Level 1 Commercial Office Entry) 3 Spaces Provided
Bike Maintenance – Additional 100 SF workspace provided within Bike Storage Room

TOTAL Provided:  9 Spaces

SITE INFORMATION

Address: 515-531 S. Virgil Avenue & 518-526 S Westmoreland Avenue, Los Angeles, CA, 90020
APN: 5077-004-030
LOT:               The south 20 feet of Lot 6, all of Lots 7, 8, 9 and 18 and the north 40 feet of Lot 17
BLOCK:                BLOCK 22
Zoning:             R4P1 - CR1 Los Angeles

          (ZI-1195 Department of Conversation, Division of Oil & Gas Clearance)
                     (ZI-2374 Los Angeles State Enterprise Zone)
   (ZI-2542 Transit Priority Area in the City of Los Angeles)

SITE AREA:            42,160 SF, 0.97 ACRES - GROSS (Pre-Dedication)
41,650 SF, 0.97 ACRES - GROSS (Post-Dedication)

     3'-0" Dedication along the side of the property fronting Virgil Avenue
TOC TIER 3

USES
Permitted Uses Community Commercial
Proposed Uses Multi-family Residential, Commercial Office

DENSITY
Allowed Lot Area/ Dwelling Unit: 1 Unit/400 SF 
Allowed Residential Density By Right (LAMC Sec. 12.11) 104 units (Post-Dedication)
Allowed Residential Density with TOC (70% bonus) 177 units
Proposed Residential Density 130 units

BUILDING HEIGHT

Maximum Allowable Building Height: R4P-1 zone: Unlimited          CR zone: 75'-0"
Proposed Maximum Building Height: 86'-0" w/ TOC (8 Stories Apartment) CR zone 

44'-0" (3 Stories Office) CR zone
79'-0" (6 Stories Condo) R4 zone

BUILDING SETBACKS

TOC incentives: Commercial zones may utilize any or all of the yard requirements for the RAS3 
one (LAMC 12.10.5)

CR-1 Zone 
Required:

Front Yard 5'-0" min. (RAS3)
Side Yard         5' min. for residential & 0' min. for commercial (RAS3)

Provided:
Front Yard 5'-0" 
Side Yard            5'-0" 

R4P-1 Zone 
Required:

Front Yard   15'-0" min. 
Side Yard         (base 5' + four stories 4') 9'-0" min. 

Provided:
Front Yard 15'-0" 
Side Yard            9'-9" 

UNIT MIX

Unit Name Unit Type Count Avg. Unit Area

Apt Studio       Studio/ 1 Ba 35 433 SF

Apt 1 BR       1Bed/ 1 Ba 21 550 SF

Apt 2 BR       2Bed/ 1 Ba 28 840 SF

Total               84

Condo 2 BR       2Bed/ 1 Ba 16 817 SF

Condo 1 BR       1Bed/ 1 Ba 30 626 SF

Total      46

Total Residential Units          130 units (Apartment & Condo Combined) 

Unit Name Unit Type Count Avg. Unit Area

Apartment

Condo

OPEN SPACE REGULATIONS (LAMC 12.21-G)
Required Open Space:

Unit Type Unit Count Rate Per Unit Req. Area 
STUDIO 35 100 SF 3,500 SF
1 BR 51 100 SF 5,100 SF
2 BR 44 125 SF 5,500 SF

TOTAL:      14,100 SF

Provided Open Space in Apartment Building (CR Zone):
(Max. 50 SF of private open space can be used per unit)

Ground Level 
Community Room (common) 850 SF

2nd Residential Level
Courtyard (common) 4,500 SF
4 Units x 50 SF (private)  200 SF

3rd Residential Level
4 Units x 50 SF (private)  200 SF

4th Residential Level
4 Units x 50 SF (private)  200 SF

5th Residential Level
4 Units x 50 SF (private)  200 SF

6th Residential Level
4 Units x 50 SF (private)  200 SF

7th Residential Level
4 Units x 50 SF (private)  200 SF

8th Residential Level
4 Units x 50 SF (private)  200 SF

TOTAL Open Space (private) : 1,400 SF
TOTAL Open Space (common) : 5,350 SF
TOTAL Open Space Provided : 6,750 SF

     TOTAL Residential Open Space Provided : 15,050 SF

Provided Open Space in Condo Building (R4P-1 Zone):
(Max. 50 SF of private open space can be used per unit)

Ground Level 
5 Units x 50 SF (private) 250 SF
Amenity (common) 600 SF
Courtyard (common) 1500 SF

2nd Residential Level
7 Units x 50 SF (private)  350 SF

3rd Residential Level
8 Units x 50 SF (private)  400 SF

4th Residential Level
8 Units x 50 SF (private)  400 SF

5th Residential Level
8 Units x 50 SF (private)  400 SF

6th Residential Level
8 Units x 50 SF (private)  400 SF

7th Residential Level
Rooftop Garden (common) 4,000 SF

TOTAL Open Space (private) : 2,200 SF
TOTAL Open Space (common) : 6,100 SF
TOTAL Open Space Provided : 8,300 SF

CALIFORNIA BUILDING CODE AREA SUMMARY

Office Building
              A      B      C
Zoning Code Area Vertical Circulation Mech. Room, Storage Building Code Area (A+ B + C)

P2 274 274
P1 274 278 552
L1 11116 504 11620
L2 8381 505 8886
L3 7135 503 7638

TOTAL 26632 2060 278 28970

Condo Building
              A      B      C
Zoning Code Area Vertical Circulation Mech. Room, Storage Building Code Area (A+ B + C)

P2 257 257
P1 262 782 1044
L1 6907 488 7395
L2 7073 487 7560
L3 7091 470 7561
L4 7086 470 7556
L5 7096 469 7565
L6 7099 471 7570
L7 489 391 880

TOTAL 42353 3863 1173 47389

Apartment Building
              A      B      C
Zoning Code Area Vertical Circulation Mech. Room, Storage Building Code Area (A+ B + C)

P2 273 273
P1 273 374 647
L1 989 421 84 1494
L2 8930 502 9432
L3 8997 404 9401
L4 9024 404 9428
L5 9031 404 9435
L6 9031 404 9435
L7 9004 404 9408
L8 9040 404 9444

TOTAL 64046 3893 458 68404
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AT-GRADE PARKING

603 SF
CONDO AMENITY

5

3

OFFICE 
ENTRY

APARTMENT 
ENTRY

CONDO 
ENTRY

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

623 SF
1 BR UNIT

CONDO AMENITY 
OPEN SPACE:  600 SF

LEVEL 1 COURTYARD 
OPEN SPACE:  1500 SF

877 SF
COMMUNITY ROOM

NOTE: BALCONIES NOT COUNTED TOWARDS OPEN SPAC CALCULATION UNLESS NOTED OTHERWISE

HATCH DENOTES COMMON OPEN SPACE WITH MIN 15'-0" IN ANY DIRECTION AND A MIN. OF 600SF

LEVEL 1 COMMUNITY ROOM
OPEN SPACE:  850 SF

ø
 1

5
' -

 0
"

ø 15' - 0"

15' DIAMETER SPACE 
HOLDER, TYP. 

809 SF
2 BR UNIT

654 SF
1 BR UNIT

596 SF
1 BR UNIT

630 SF
1 BR UNIT

425 SF
STUDIO UNIT

419 SF
STUDIO UNIT

428 SF
STUDIO UNIT

432 SF
STUDIO UNIT

PRIVATE BALCONY 
OPEN SPACE:  50 SF

LEVEL 2 COURTYARD 
OPEN SPACE:  4500 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

630 SF
1 BR UNIT

809 SF
2 BR UNIT

432 SF
STUDIO UNIT

428 SF
STUDIO UNIT

445 SF
STUDIO UNIT

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

3-STORY COMMERCIAL 
OFFICE BUILDING

CONDO ROOFTOP

APARTMENT

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

CONDO ROOF TOP 
OPEN SPACE:  4000 SF

PRIVATE BALCONY 
OPEN SPACE:  50 SF

OPEN SPACE LEGEND

PRIVATE OPEN SPACE

COMMON OPEN SPACE
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OPEN SPACE AREA
CALCULATION DIAGRAMS

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000

04/13/2020

ISSUE DATES

NO. DATE REVISION

SCALE: 3/64" = 1'-0"1
OPEN SPACE AREA - LEVEL 1

SCALE: 3/64" = 1'-0"2
OPEN SPACE AREA - LEVEL 2

SCALE: 3/64" = 1'-0"3
OPEN SPACE AREA - LEVEL 3-6

SCALE: 3/64" = 1'-0"4
OPEN SPACE AREA - LEVEL 7-8

Provided Open Space in Apartment Building (CR Zone):
(Max. 50 SF of private open space can be used per unit)

Ground Level 

Community Room (common) 850 SF

2nd Residential Level

Courtyard (common) 4,500 SF
4 Units x 50 SF (private)  200 SF

3rd Residential Level

4 Units x 50 SF (private)  200 SF

4th Residential Level

4 Units x 50 SF (private)  200 SF

5th Residential Level
4 Units x 50 SF (private)  200 SF

6th Residential Level

4 Units x 50 SF (private)  200 SF

7th Residential Level

4 Units x 50 SF (private)  200 SF

8th Residential Level
4 Units x 50 SF (private)  200 SF

TOTAL Open Space (private) : 1,400 SF

TOTAL Open Space (common) : 5,350 SF

TOTAL Open Space Provided : 6,750 SF

     TOTAL Residential Open Space Provided : 15,050 SF

OPEN SPACE REGULATIONS (LAMC 12.21-G)

Required Open Space:

Unit Type Unit Count Rate Per Unit Req. Area 
STUDIO 35 100 SF 3,500 SF

1 BR 51 100 SF 5,100 SF

2 BR 44 125 SF 5,500 SF

TOTAL:      14,100 SF

Provided Open Space in Condo Building (R4P-1 Zone):
(Max. 50 SF of private open space can be used per unit)

Ground Level 

5 Units x 50 SF (private) 250 SF
Amenity (common) 600 SF

Courtyard (common) 1500 SF

2nd Residential Level

7 Units x 50 SF (private)  350 SF

3rd Residential Level
8 Units x 50 SF (private)  400 SF

4th Residential Level
8 Units x 50 SF (private)  400 SF

5th Residential Level

8 Units x 50 SF (private)  400 SF

6th Residential Level

8 Units x 50 SF (private)  400 SF

7th Residential Level
Rooftop Garden (common) 4,000 SF

TOTAL Open Space (private) : 2,200 SF
TOTAL Open Space (common) : 6,100 SF

TOTAL Open Space Provided : 8,300 SF

04/24/2020
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UP
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RES FLOOR AREA
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OFFICE FLOOR AREA
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(APT)
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VERTICAL
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PARKING

8611 SF

PARKING
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VERTICAL
CIRCULATION

232 SF

VERTICAL
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133 SF
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CIRCULATION

230 SF
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CIRCULATION

124 SF
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CIRCULATION

150 SF

VERTICAL
CIRCULATION

123 SF
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CIRCULATION
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231 SF
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150 SF
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CIRCULATION
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CIRCULATION

125 SF
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147 SF
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CIRCULATION
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CIRCULATION
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CIRCULATION
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CIRCULATION
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CIRCULATION
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7135 SF
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123 SF

VERTICAL
CIRCULATION

147 SF

VERTICAL
CIRCULATION

117 SF

VERTICAL
CIRCULATION

140 SF

VERTICAL
CIRCULATION

124 SF

VERTICAL
CIRCULATION

150 SF

VERTICAL
CIRCULATION

229 SF

VERTICAL
CIRCULATION

215 SF

VERTICAL
CIRCULATION

7086 SF

RES FLOOR AREA
(CONDO)

9024 SF

RES FLOOR AREA
(APT)

117 SF

VERTICAL
CIRCULATION

140 SF

VERTICAL
CIRCULATION

147 SF

VERTICAL
CIRCULATION

215 SF

VERTICAL
CIRCULATION

132 SF

VERTICAL
CIRCULATION

123 SF

VERTICAL
CIRCULATION

782 SF

STORAGE

124 SF

VERTICAL
CIRCULATION

374 SF

STORAGE

148 SF

VERTICAL
CIRCULATION

278 SF

STORAGE

124 SF

VERTICAL
CIRCULATION

33293 SF

PARKING

138 SF

VERTICAL
CIRCULATION

125 SF

VERTICAL
CIRCULATION

150 SF

VERTICAL
CIRCULATION

133 SF

VERTICAL
CIRCULATION

124 SF

VERTICAL
CIRCULATION

150 SF

VERTICAL
CIRCULATION

124 SF

VERTICAL
CIRCULATION

148 SF

VERTICAL
CIRCULATION

33237 SF

PARKING

125 SF

VERTICAL
CIRCULATION
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ZONING CODE FLOOR
AREA CALCULATION
DIAGRAMS

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000

04/13/2020

ISSUE DATES

NO. DATE REVISION

SCALE: 3/64" = 1'-0"3
LEVEL1 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"4
LEVEL2 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"5
LEVEL3 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"6
LEVEL4 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"2
P1 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"1
P2 Zoning Code Area Plan
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ISSUE DATES

NO. DATE REVISION

SCALE: 3/64" = 1'-0"1
LEVEL5 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"2
LEVEL6 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"3
LEVEL7 Zoning Code Area Plan

SCALE: 3/64" = 1'-0"4
LEVEL8 Zoning Code Area Plan

Zoning Code Area Schedule

Level Area Type Area

LEVEL5 Major Vertical Penetration 131 SF

LEVEL5 Major Vertical Penetration 215 SF

LEVEL5 Major Vertical Penetration 117 SF

LEVEL5 Major Vertical Penetration 140 SF

LEVEL5 Major Vertical Penetration 147 SF

LEVEL6 Major Vertical Penetration 132 SF

LEVEL6 Major Vertical Penetration 123 SF

LEVEL6 Major Vertical Penetration 216 SF

LEVEL6 Major Vertical Penetration 117 SF

LEVEL6 Major Vertical Penetration 140 SF

LEVEL6 Major Vertical Penetration 147 SF

LEVEL7 Major Vertical Penetration 212 SF

LEVEL7 Major Vertical Penetration 140 SF

LEVEL7 Major Vertical Penetration 117 SF

LEVEL7 Major Vertical Penetration 147 SF

LEVEL7 Major Vertical Penetration 123 SF

LEVEL7 Major Vertical Penetration 154 SF

LEVEL8 Major Vertical Penetration 117 SF

LEVEL8 Major Vertical Penetration 140 SF

LEVEL8 Major Vertical Penetration 147 SF

VERTICAL CIRCULATION: 67 9823 SF

GRAND TOTAL 220977 SF

Zoning Code Area Schedule

Level Area Type Area

P2 Major Vertical Penetration 133 SF

P2 Major Vertical Penetration 124 SF

P2 Major Vertical Penetration 150 SF

P2 Major Vertical Penetration 124 SF

P2 Major Vertical Penetration 148 SF

P2 Major Vertical Penetration 125 SF

P1 Major Vertical Penetration 124 SF

P1 Major Vertical Penetration 148 SF

P1 Major Vertical Penetration 124 SF

P1 Major Vertical Penetration 138 SF

P1 Major Vertical Penetration 125 SF

P1 Major Vertical Penetration 150 SF

LEVEL1 Major Vertical Penetration 148 SF

LEVEL1 Major Vertical Penetration 148 SF

LEVEL1 Major Vertical Penetration 125 SF

LEVEL1 Major Vertical Penetration 232 SF

LEVEL1 Major Vertical Penetration 133 SF

LEVEL1 Major Vertical Penetration 123 SF

LEVEL1 Major Vertical Penetration 230 SF

LEVEL1 Major Vertical Penetration 124 SF

LEVEL1 Major Vertical Penetration 150 SF

LEVEL2 Major Vertical Penetration 231 SF

LEVEL2 Major Vertical Penetration 150 SF

LEVEL2 Major Vertical Penetration 124 SF

LEVEL2 Major Vertical Penetration 125 SF

LEVEL2 Major Vertical Penetration 148 SF

LEVEL2 Major Vertical Penetration 147 SF

LEVEL2 Major Vertical Penetration 82 SF

LEVEL2 Major Vertical Penetration 123 SF

LEVEL2 Major Vertical Penetration 132 SF

LEVEL2 Major Vertical Penetration 232 SF

LEVEL3 Major Vertical Penetration 132 SF

LEVEL3 Major Vertical Penetration 123 SF

LEVEL3 Major Vertical Penetration 147 SF

LEVEL3 Major Vertical Penetration 117 SF

LEVEL3 Major Vertical Penetration 140 SF

LEVEL3 Major Vertical Penetration 124 SF

LEVEL3 Major Vertical Penetration 150 SF

LEVEL3 Major Vertical Penetration 229 SF

LEVEL3 Major Vertical Penetration 215 SF

LEVEL4 Major Vertical Penetration 117 SF

LEVEL4 Major Vertical Penetration 140 SF

LEVEL4 Major Vertical Penetration 147 SF

LEVEL4 Major Vertical Penetration 215 SF

LEVEL4 Major Vertical Penetration 132 SF

LEVEL4 Major Vertical Penetration 123 SF

LEVEL5 Major Vertical Penetration 123 SF

Zoning Code Area Schedule

Level Area Type Area

LEVEL1 Office Area 11116 SF

LEVEL2 Office Area 8381 SF

LEVEL3 Office Area 7135 SF

OFFICE FLOOR AREA: 3 26632 SF

P2 Building Common Area 33237 SF

P1 Building Common Area 33293 SF

LEVEL1 Building Common Area 1074 SF

LEVEL1 Building Common Area 8611 SF

PARKING: 4 76214 SF

LEVEL1 Floor Area 989 SF

LEVEL2 Floor Area 8930 SF

LEVEL3 Floor Area 8997 SF

LEVEL4 Floor Area 9024 SF

LEVEL5 Floor Area 9031 SF

LEVEL6 Floor Area 9031 SF

LEVEL7 Floor Area 9004 SF

LEVEL8 Floor Area 9040 SF

RES FLOOR AREA (APT): 8 64046 SF

LEVEL1 Floor Area 6907 SF

LEVEL2 Floor Area 7073 SF

LEVEL3 Floor Area 7091 SF

LEVEL4 Floor Area 7086 SF

LEVEL5 Floor Area 7096 SF

LEVEL6 Floor Area 7099 SF

RES FLOOR AREA (CONDO): 6 42353 SF

P1 Store Area 782 SF

P1 Store Area 374 SF

P1 Store Area 278 SF

LEVEL1 Store Area 84 SF

LEVEL7 Store Area 391 SF

STORAGE: 5 1909 SF

FLOOR AREA DEFINED PER L.A. ZONING CODE 

SECTION 12.03, DOCUMENT NO. P/BC 2002-021

SEC. 12.03 OF THE ZONING CODE DEFINES 
FLOOR AREA:

Is that area in square feet confined within the exterior 
walls of a building, but not including the area of the 
following: exterior walls, stairways, shafts, rooms 
housing building-operating equipment or machinery, 
parking areas with associated driveways and ramps, 
space for the landing and storage of helicopters, and 
basement storage areas.
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RES FLOOR AREA 
(CONDO)
7560 SF

OFFICE FLOOR 
AREA

8886 SF

RES FLOOR AREA 
(APT)

9432 SF

RES FLOOR AREA 
(CONDO)
7561 SF

OFFICE FLOOR 
AREA

7638 SF

RES FLOOR AREA 
(APT)

9401 SF

RES FLOOR AREA 
(CONDO)
7556 SF

RES FLOOR AREA 
(APT)

9428 SF

1074 SF

PARKING

8611 SF

PARKING

RES FLOOR AREA 
(CONDO)
7395 SF

OFFICE FLOOR AREA

7395 SF

RES FLOOR AREA 

(APT)
1262 SF

RES FLOOR AREA 
(APT)

234 SF

RES FLOOR AREA 
(CONDO)

124 SF

RES FLOOR AREA 
(CONDO)

920 SF
RES FLOOR AREA 

(APT)
273 SF

OFFICE FLOOR AREA
124 SF

OFFICE FLOOR AREA
150 SF

RES FLOOR AREA 
(APT)

374 SF

OFFICE FLOOR AREA
278 SF

33237 SF

PARKING

RES FLOOR AREA 
(CONDO)

124 SF

RES FLOOR AREA 
(CONDO)

133 SF
RES FLOOR AREA 

(APT)
273 SF

OFFICE FLOOR AREA
124 SF

OFFICE FLOOR AREA
150 SF
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CBC BUILDING AREA
CALCULATION DIAGRAMS

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000
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ISSUE DATES

NO. DATE REVISION

SCALE: 3/64" = 1'-0"4
LEVEL2 CBC Area Plan

SCALE: 3/64" = 1'-0"5
LEVEL3 CBC Area Plan

SCALE: 3/64" = 1'-0"6
LEVEL4 CBC Area Plan

SCALE: 3/64" = 1'-0"3
LEVEL1 CBC Area Plan

SCALE: 3/64" = 1'-0"2
P1 CBC Area Plan

SCALE: 3/64" = 1'-0"1
P2 CBC Area Plan
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7096 SF

RES FLOOR AREA
(CONDO)

9031 SF

RES FLOOR AREA
(APT)

9031 SF

RES FLOOR AREA
(APT)

7099 SF

RES FLOOR AREA
(CONDO)

9004 SF

RES FLOOR AREA
(APT)

391 SF

STORAGE

212 SF

VERTICAL
CIRCULATION

9040 SF

RES FLOOR AREA
(APT)
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CBC BUILDING AREA
CALCULATION DIAGRAMS

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000
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ISSUE DATES

NO. DATE REVISION

SCALE: 3/64" = 1'-0"1
LEVEL5 CBC Area Plan

SCALE: 3/64" = 1'-0"2
LEVEL6 Area Plan

SCALE: 3/64" = 1'-0"3
LEVEL7 CBC Area Plan

SCALE: 3/64" = 1'-0"4
LEVEL8 CBC Area Plan

BUILDING AREA DEFINED PER CALIFORNIA 
BUILDING CODE CHAPTER 2 DEFINITIONS 
SECTION 201 GENERAL

AREA, BUILDING. The area included within 
surrounding exterior walls (or exterior walls and fire 
walls) exclusive of vent shafts and courts. Areas of the 
building not provided with surrounding walls shall be 
included in the building area if such areas are included 
within the horizontal projection of the roof or floor 
above.

SHAFTS. An enclosed space extending through one or 
more stories of a building, connecting vertical openings 
in successive floors, or floors and roof.

COURTS. An open, uncovered space, unobstructed to 
the sky, bounded on three or more sides by exterior 
building walls or other enclosing devices.

CBC Area Schedule

Level Unit Type Area Type Area

P2 Res Floor Area (Condo) Major Vertical Penetration 133 SF

P2 Res Floor Area (Condo) Major Vertical Penetration 124 SF

P1 Res Floor Area (Condo) Store Area 782 SF

P1 Res Floor Area (Condo) Major Vertical Penetration 124 SF

P1 Res Floor Area (Condo) Major Vertical Penetration 138 SF

LEVEL1 Res Floor Area (Condo) Floor Area 6907 SF

LEVEL1 Res Floor Area (Condo) Major Vertical Penetration 232 SF

LEVEL1 Res Floor Area (Condo) Major Vertical Penetration 133 SF

LEVEL1 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL2 Res Floor Area (Condo) Floor Area 7073 SF

LEVEL2 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL2 Res Floor Area (Condo) Major Vertical Penetration 132 SF

LEVEL2 Res Floor Area (Condo) Major Vertical Penetration 232 SF

LEVEL3 Res Floor Area (Condo) Floor Area 7091 SF

LEVEL3 Res Floor Area (Condo) Major Vertical Penetration 132 SF

LEVEL3 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL3 Res Floor Area (Condo) Major Vertical Penetration 215 SF

LEVEL4 Res Floor Area (Condo) Floor Area 7086 SF

LEVEL4 Res Floor Area (Condo) Major Vertical Penetration 215 SF

LEVEL4 Res Floor Area (Condo) Major Vertical Penetration 132 SF

LEVEL4 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL5 Res Floor Area (Condo) Floor Area 7096 SF

LEVEL5 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL5 Res Floor Area (Condo) Major Vertical Penetration 131 SF

LEVEL5 Res Floor Area (Condo) Major Vertical Penetration 215 SF

LEVEL6 Res Floor Area (Condo) Floor Area 7099 SF

LEVEL6 Res Floor Area (Condo) Major Vertical Penetration 132 SF

LEVEL6 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL6 Res Floor Area (Condo) Major Vertical Penetration 216 SF

LEVEL7 Res Floor Area (Condo) Store Area 391 SF

LEVEL7 Res Floor Area (Condo) Major Vertical Penetration 212 SF

LEVEL7 Res Floor Area (Condo) Major Vertical Penetration 123 SF

LEVEL7 Res Floor Area (Condo) Major Vertical Penetration 154 SF

Res Floor Area (Condo): 33 47389 SF

GRAND TOTAL 220977 SF

CBC Area Schedule

Level Unit Type Area Type Area

P2 Res Floor Area (Apt) Major Vertical Penetration 148 SF

P2 Res Floor Area (Apt) Major Vertical Penetration 125 SF

P1 Res Floor Area (Apt) Store Area 374 SF

P1 Res Floor Area (Apt) Major Vertical Penetration 148 SF

P1 Res Floor Area (Apt) Major Vertical Penetration 125 SF

LEVEL1 Res Floor Area (Apt) Floor Area 989 SF

LEVEL1 Res Floor Area (Apt) Major Vertical Penetration 148 SF

LEVEL1 Res Floor Area (Apt) Major Vertical Penetration 148 SF

LEVEL1 Res Floor Area (Apt) Major Vertical Penetration 125 SF

LEVEL1 Res Floor Area (Apt) Store Area 84 SF

LEVEL2 Res Floor Area (Apt) Floor Area 8930 SF

LEVEL2 Res Floor Area (Apt) Major Vertical Penetration 125 SF

LEVEL2 Res Floor Area (Apt) Major Vertical Penetration 148 SF

LEVEL2 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL2 Res Floor Area (Apt) Major Vertical Penetration 82 SF

LEVEL3 Res Floor Area (Apt) Floor Area 8997 SF

LEVEL3 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL3 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL3 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL4 Res Floor Area (Apt) Floor Area 9024 SF

LEVEL4 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL4 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL4 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL5 Res Floor Area (Apt) Floor Area 9031 SF

LEVEL5 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL5 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL5 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL6 Res Floor Area (Apt) Floor Area 9031 SF

LEVEL6 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL6 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL6 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL7 Res Floor Area (Apt) Floor Area 9004 SF

LEVEL7 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL7 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL7 Res Floor Area (Apt) Major Vertical Penetration 147 SF

LEVEL8 Res Floor Area (Apt) Floor Area 9040 SF

LEVEL8 Res Floor Area (Apt) Major Vertical Penetration 117 SF

LEVEL8 Res Floor Area (Apt) Major Vertical Penetration 140 SF

LEVEL8 Res Floor Area (Apt) Major Vertical Penetration 147 SF

Res Floor Area (Apt): 39 68404 SF

CBC Area Schedule

Level Unit Type Area Type Area

P2 Office Floor Area Major Vertical Penetration 150 SF

P2 Office Floor Area Major Vertical Penetration 124 SF

P1 Office Floor Area Store Area 278 SF

P1 Office Floor Area Major Vertical Penetration 124 SF

P1 Office Floor Area Major Vertical Penetration 150 SF

LEVEL1 Office Floor Area Office Area 11116 SF

LEVEL1 Office Floor Area Major Vertical Penetration 230 SF

LEVEL1 Office Floor Area Major Vertical Penetration 124 SF

LEVEL1 Office Floor Area Major Vertical Penetration 150 SF

LEVEL2 Office Floor Area Office Area 8381 SF

LEVEL2 Office Floor Area Major Vertical Penetration 231 SF

LEVEL2 Office Floor Area Major Vertical Penetration 150 SF

LEVEL2 Office Floor Area Major Vertical Penetration 124 SF

LEVEL3 Office Floor Area Office Area 7135 SF

LEVEL3 Office Floor Area Major Vertical Penetration 124 SF

LEVEL3 Office Floor Area Major Vertical Penetration 150 SF

LEVEL3 Office Floor Area Major Vertical Penetration 229 SF

Office Floor Area: 17 28969 SF

P2 Parking Building Common Area 33237 SF

P1 Parking Building Common Area 33293 SF

LEVEL1 Parking Building Common Area 1074 SF

LEVEL1 Parking Building Common Area 8611 SF

Parking: 4 76214 SF

05/08/2020
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L1

LANDSCAPE PLAN
LEVEL 1

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000

03/25/20

ISSUE DATES

NO. DATE REVISION

N

LANDSCAPE AREA (COURTYARD)

TREE CALCULATIONS (ENTIRE PROJECT)

Open Space Provided:

Non-Protected Street 
Trees to be Removed
and Replaced

Landscape Area Provided:

Protected Trees
to be Removed

Required Trees
(1 Tree per 4 Units)

Provided Trees
(24” Box Minimum)

1,500 sf

4

647 sf

0

33

33

>25% of Open Space

TREE LEGEND SHRUB LEGEND

Symbol ShrubsBotanical Name Botanical Name

Arbutus x ‘Marina’

Koelreuteria bipinnata

Ulmus parvifolia ‘Drake’

S. Westmoreland Mix

Courtyard Mix

S. Virgil Mix

50% Westringia ‘Mundi’
50% Dodonaea ‘Purpurea’

25% Dianella ‘Variegata’
25% Acacia cognata ‘Cousin Itt’
25% Agave attenuata
25% Plectranthus ciliatus

40% Sansevieria trifasciata
30% Sansevieria masoniana
30% Sansevieria cylindrica

Common Name

Strawberry Tree

Chinese Flame Tree

Drake Chinese Elm

Size Size

48” Box

48” Box

48” Box

5-Gal

5-Gal

5-Gal

Quantity Quantity

7

3

4

2,290 sf

646 sf

233 sf

0’

Scale: 3/32” = 1’-0”

6’ 12’ 24’

S
. V

IR
G

IL
 A

V
E6

3

4

5

7

Raised Concrete Planters with 
Trees at Entry

Pedestrian Bridge Above

Private Garden
for Offices

Garden Courtyard with Lounge 
Spaces and Flexible Furniture

Remove and Replace
Existing Street Trees

Concrete Planter Walls with 
Built-in Wood Benches

Vertical Vine Screen

Transformer

LANDSCAPE LEGEND

1

6

2

7

3

8

4

5

Bike Parking9

8

9

2

6

9

S
. 

W
E

S
T

M
O

R
E

L
A

N
D

 A
V

E

1

2

9
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LANDSCAPE PLAN
LEVEL 2

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000

03/25/20

ISSUE DATES

NO. DATE REVISION

N

LANDSCAPE AREA (LEVEL 2)

TREE CALCULATIONS (ENTIRE PROJECT)

Open Space Provided:

Non-Protected Street 
Trees to be Removed
and Replaced

Landscape Area Provided:

Protected Trees
to be Removed

Required Trees
(1 Tree per 4 Units)

Provided Trees
(24” Box Minimum)

4,500 sf

4

2,174 sf

0

33

33

>25% of Open Space

TREE LEGEND SHRUB LEGEND

Symbol ShrubsBotanical Name Botanical Name

Cercis Canadensis     	
      ‘Forest Pansy’

Olea europaea ‘Swan Hill’

20% Pittosporum crassifolium ‘Nana’
20% Lavandula x heterophylla
20% Agave ‘Nova’
20% Westringia ‘Smokey’
20% Olea ‘Little Ollie’

Lawn

Common Name

Forest Pansy Redbud

Swan Hill Olive

Size Size

48” Box

48” Box

5-Gal

Sod

Quantity Quantity

7

4

1,780 sf

394 sf

0’

Scale: 3/32” = 1’-0”

6’ 12’ 24’

Raised Planter with Bar Height
Counter for Laptops

Mounded Planting for Privacy Screening

Flexible Furniture Including Chess Tables
Moveable Ping-pong Tables

Screen for Outdoor Movies

Raised Concrete Planter Walls with 
Built-in Wood Benches

Pedestrian Bridge

Garden Lounges with Flexible Seating

Flex Lawn for Gatherings, 
Yoga and Lawn Games

LANDSCAPE LEGEND

1

6

2

7

3

8

4

5

8

1

2
4

6

7

3

5
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L3

LANDSCAPE PLAN
LEVEL 7

CAR
525 S. VIRGIL AVE, LOS
ANGELES, CA, 90020

000

03/25/20

ISSUE DATES

NO. DATE REVISION

N

LANDSCAPE AREA (LEVEL 7)

TREE CALCULATIONS (ENTIRE PROJECT)

Open Space Provided:

Non-Protected Street 
Trees to be Removed
and Replaced

Landscape Area Provided:

Protected Trees
to be Removed

Required Trees
(1 Tree per 4 Units)

Provided Trees
(24” Box Minimum)

4,000 sf

4

1,090 sf

0

33

33

>25% of Open Space

TREE LEGEND SHRUB LEGEND

Symbol ShrubsBotanical Name Botanical Name

Cercidium x ‘Desert Museum’

30% Acacia redolens ‘Low Boy’
30% Rosmarinus ‘Huntington Carpet’
20% Agave ‘Kara’s Stripes’
20% Furcraea mediopicta

Lawn

Common Name

Desert Museum Palo Verde

Size Size

48” Box

5-Gal

Sod

Quantity Quantity

8

815 sf

275 sf

0’

Scale: 3/32” = 1’-0”

6’ 12’ 24’

Raised Concrete Planter Walls with 
Built-in Wood Benches

BBQ Cove with Dining Seating

Undulating Wood Lounge Bench

Garden Lounge with Pergola 
and Flexible Furniture

Quiet Garden Lounge with Laptop Counters

‘The Beach’ Play Lawn 

LANDSCAPE LEGEND

1

6

2

3

4

5

1

6

2

3

4

5
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LANDSCAPE
PLANT PALETTE

CAR
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ISSUE DATES

NO. DATE REVISION

Koelreuteria bipinnata
Chinese Flame Tree

Westringia ‘Mundi’
Mundi Westringia

Agave attenuata
Foxtail Agave

Agave ‘Kara’s Stripes’
Kara’s Stripes Agave

Ulmus parvifolia ‘Drake’
Drake Elm

Dodonaea ‘Purpurea’
Hopseed Bush

Plectranthus ciliatus
Plectranthus

Furcraea mediopicta
Furcraea

Cercis Canadensis ‘Forest Pansy’
Forest Pansy Redbud

Sansevieria cylindrica
African Spear Plant

Pittosporum crassifolium 
‘Nana’ / Nana Pittosporum

Arbutus ‘Marina’
Strawberry Tree

Sansevieria trifasciata
Sansevieria

Olea ‘Little Ollie’
Little Ollie 

Cercidium x ‘Desert Museum’
Desert Museum Palo Verde

Dianella ‘Variegata’
Variegated Dianella

Lavandula x heterophylla
Sweet Lavender

Olea ‘Swan Hill’
Swan Hill Fruitless Olive

Sansevieria masoniana
Snake Plant

Agave ‘Nova’
Nova Agave

Acacia cognata ‘Cousin Itt’
Cousin Itt Acacia

Rosmarinus prostratus 
Trailing Rosemary

Acacia redolens ‘Low Boy’
Low Boy Acacia

Westringia ‘Smokey’
Smokey Westringia

TREES

SHRUBS GROUND LEVEL

SHRUBS LEVEL 2

SHRUBS LEVEL 7
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Aerial View of the Project Site
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Printed: 08/04/2020

Disclaimer: This map 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 map. The map and associated data are provided "as is" without warranty of any kind.

City Limits
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ZIMAS INTRANET Generalized Zoning 07/29/2020
City of Los Angeles

Department of City Planning

Address: 515 S VIRGIL AVE Tract: SOUTH HALF OF THE WEST
END UNIVERSITY ADDITION

Zoning: CR-1

APN: 5077004030 Block: 22 General Plan: Community Commercial

PIN #: 135B197   866 Lot: 6

Arb: 2
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Project Location and Surrounding Parks

Miles1 0 SCALE 1:11 36,112

NOTES

LEGEND

O

© City of Los Angeles, Department of Recreation and Parks

Printed: 08/05/2020

Disclaimer: This map 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 map. The map and associated data are provided "as is" without warranty of any kind.
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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:

1,222 0

0

807 0

568 0

15,046 0

1,609 0

0

2,868

1,571 0

0

0

1,677

1,254 0

1,569

0 8,939 0

Households Served by Annual Income

Scenario Name: 

Park Class: 

Baseline Dataset*: 

Description: 

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

20,159

Age 10 to 14:

907

VTT-83086

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.07/29/2020
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