
PLUM Committee - September 27, 2016 - Agenda Item No. 6 

Response to Appeal Letter - Council File No. 16-0944 - CPC-2015-2289-CU-ZAA-F 

1915,1921,1925 and 1929 W Pico Blvd./1238 S Westlake Ave./Conditional Use Appeal

The following are the Applicant's responses to the Appeal Issues identified in the Appeal Letter submitted by Pico- 
Union Concerned Residents dated August 21, 2016.

1. APPEAL ISSUE: Findings Section IB: "Most students are expected to walk or take public transportation to 
school."

1. What is the evidence for this statement?
2. How was this determined and how will this be enforced?
3. What percentage constitutes "most students" out of 480?
4. In paragraph 4, the initial sentence should read, "The drop-off/pick-up area will be located within the 

designated parking area entering from Westlake Avenue and exiting through the alley to Pico 
Boulevard." This sentence originally read that there was an option to exit "either to alley or to Pico 
Boulevard."

APPLICANT'S RESPONSE:

The school provided the following information to the Planning Department: over 90% of the students entering the 
high school last year were from four feeder middle schools located between 0.66 and 1.27 miles from the new 
school site; a diagram showing students live in close proximity to the new school site; and the results of a survey 
of student arrival modes which showed that approximately 2/3rds of the students walked, took public transit, or 
biked or skateboarded to school. To further validate this information, a survey of the school's students was done 
recently to determine how the students will get to the new school site in the morning and how they will leave the 
site in the afternoon. The survey covered 187 of the school's 206 currently enrolled 9th and 10th graders and 
produced the following results:

Grade Walk
Skateboard/

Razor
Bike Bus Train & Bus Carpool

Parent Drives
One Student

Morning
9th 15 6 3 35 9 3 19

10th 21 11 4 23 9 6 23

Afternoon
9th 19 7 3 38 9 5 9

10th 30 11 4 28 12 4 8

Condition 12 provides for the implementation of a no student driver policy. The finding cited by the appellants 
has a typo, and should say "exiting" not "existing".

2. APPEAL ISSUE: Findings Section 2 (A) "Conditional Use Permit 12.24.S"
1. In paragraph 5, how will the No student driver policy be monitored or enforced?
2. Accountability?
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APPLICANTS RESPONSE:

Condition 12 requires, prior to occupancy, that the school create a school mobility plan to incentivize and 
encourage students to walk, bike, or take transit, which may include Metro TAP cards and/or DASH passes. 
Conditions 13,14,15 and 17 provide for the school informing parents and students annually of the rules 
regulating school traffic and parking, and also provide for monitors during drop-off and pick-up hours, reporting of 
violations, and a citation program for violations. Condition 9c requires a community relations representative, and 
Condition 9d requires the school to provide information as to how the public can report an issue and to maintain 
a complaint log. The school will follow-up on any complaint that is received regarding student driving during 
school hours, and will enforce this requirement with counseling sessions with students and their parents and 
potential disciplinary action. Conditions 23 and 24 provide for accountability.

3. APPEAL ISSUE: Findings Section 4B: "Project's location, size, height and other significant features"
1. There already is an over-concentration of schools within a mile radius of the project site.
2. At least 10 ABC licenses exist within walking distance of this location.
3. Loitering of inebriated and undesirable people are common sights immediately adjacent to the 

project site.
4. What safety plans and security measures are being implemented?

APPLICANT'S RESPONSE:

There are many schools within the Westlake Community Plan area because it is a very densely populated area 
with many school age children. The high school will draw students primarily from 4 middle schools in the area. 
The students who attend these middle schools already reside and go to school in the area. Due to the 
community's size, density and student demographics, there is a demand for additional educational opportunities. 
The Los Angeles Unified School District approved the charter for the applicant's high school in this area on 
November 18, 2014. The Pico Union Neighborhood Council voted to support this school. Most of the businesses 
in the area with ABC liquor licenses will not be open before 8:10 am when students arrive for school and the ABC 
is expected to enforce the conduct of its licensees. Loitering that currently exists on the vacant school site will 
stop once the school begins operations. School safety and security will be provided by school administrative and 
security staff, if need be. The applicant has experience in deterring loitering around its school sites.

4. APPEAL ISSUE: Conditon 8: "Special Event"
1. Off-site parking: duplication of parking spaces by other facilities is taxing these locations. Adding 

another user will worsen the situation. Our community residential area already suffers daily from the 
overflow of vehicles coming from Equitas School, Garda, Brinks, and L.A. Live/Staples Center 
establishments.

APPLICANT'S RESPONSE:

Condition 8 was modified at the request of Council District 1 to address the concerns of residents in the area 
following a meeting with those residents. The school has an existing relationship with the establishments listed in 
Condition 8 and will use these venues for larger special events, on an infrequent basis, such as monthly 
parent/school meetings in the evenings, when its use of their parking will not create an impact. The school will 
coordinate its scheduling and arrangements with these entities so that these venues are not over-burdened.



5. APPEAL ISSUE: Condition 12: "Student Drivers"
1. If residents observe staff and students using street parking, the school should be required to 

assist the community with the costs of permit parking.

APPLICANT'S RESPONSE:

Condition 12 was modified at the request of Council District 1 to address the concerns of residents in the area 
following a meeting with those residents. As noted above, several conditions of approval address the policy 
against students driving to school. The school administration will address any claimed violation. The conditions of 
approval provide for corrective conditions to be imposed in the event the conditions of the CUP are violated.

6. APPEAL ISSUE: Condition 18: "Loading and Unloading"
1. Should be included that drop-off/pick-up vehicles shall not queue along the Southbound Westlake 

through lanes.

APPLICANT'S RESPONSE:

Condition 39B, which was modified at the request of Council District 1 to address the concerns of residents in the 
area, requires the school to provide a minimum of 6 staff to monitor the ingress and egress at the driveways and 
alley, and the queuing along Pico Boulevard and Westlake Avenue each day, and to implement modifications and 
improvements as needed. The school will direct parents to approach the site via Pico and northbound Westlake. 
If a parent starts queuing via southbound Westlake, then the monitors will advise them to follow the other 
vehicles on Pico and northbound Westlake.

7. APPEAL ISSUE: Condition 23: "Plan Approval"
1. The proposed waiting period of three years to ensure compliance is far too long.
2. We strongly urge you to schedule annual review periods to determine if the school is complying with 

the terms of the grant. The lengthy waiting period is an obvious attempt to establish "facts on the 
ground" that will make it impossible for the Planning Commission to revoke the charter, whether 
University Prep is in compliance or not.

APPLICANT'S RESPONSE:

There is no "waiting period" to ensure compliance with the conditions of approval. Condition 24 allows the 
Director of Planning, at any time during the term of the CUP, to require the applicant to file a plan approval to 
review the school's compliance with the conditions of approval if documented evidence is submitted showing 
continued violation(s) of any condition. Condition 23 requires the school to show that it has complied with the 
conditions of approval and provide other operational information after within 3 years of the school's occupancy. 
The school needs a sufficient time period to implement its program at the new school site. Requiring an annual 
review is too short a time period.

8. APPEAL ISSUE: Condition 39B: "Queuing Analysis"
We believe this section is completely inadequate. It fails to address the following issues:



1. Parking: training for staff with respect for queuing.
2. Enforcement mechanisms. (Section 17 does not specify-it merely promises that there will be some);
3. The impact of queuing and congestion on local businesses;
4. Possible reversal of queuing, for example, enter through alley and exit on Westlake.

APPLICANT'S RESPONSE:

Condition 39B was added at the request of Council District 1 to address the concerns of residents in the area 
following a meeting with those residents. Condition 15 requires the school to annually inform all parents, 
students, faculty and staff, in writing, of all rules regulating traffic and parking. The school will train its monitors. 
Condition 17 requires the school to implement a written citation procedure for handling violations of traffic rules. 
Conditions 13 and 14 provide for queuing on-site, via vehicles entering from Westlake. It does not permit drop
off and pick-up entries from the alley and drop-off and pick-up exits onto Westlake. Reversing the flow does not 
seem like a better solution because vehicles exiting onto Westlake would likely turn north because it would be 
easier to make a right turn movement.

9. APPEAL ISSUE: Condition 39C: "School Signs, Loading Zones and Traffic Controls"
1. The letter of determination states that these controls will be review at least six months before project 

opens.
2. It is unclear whether the "project" referred to is the construction or the operation of the school. In 

either case, the review should take place much earlier.
3. If problems are identified, a six month period is unlikely to be enough time to address them.
4. Pico Boulevard is a major thoroughfare. High traffic density is common throughout the day. 

Therefore, pedestrian/student is of utmost concern.
5. A traffic signal and / or Walking and Safety Plan is needed.
6. Potential parking restrictions on Pico and residential parking spaces along Westlake Avenue, school- 

side will cause a major impact on the community and the businesses along this boulevard.
7. This is exactly what happened on the south side of Pico and Constance Street because of Equitas 

Charter School queuing problem.

APPLICANT'S RESPONSE:

Condition 39C was amended at the request of Council District 1 to address the concerns of residents in the area 
following a meeting with those residents. Opening refers to the school beginning operations with students on the 
campus. The need for a traffic signal or walking and safety plan, in addition to parking restrictions, will be 
addressed during the consultation period with LADOT and other City officials.

10. APPEAL ISSUE: Condition 41: "Environmental Conditions" Birds
1. Many local residents have observed Red-tailed hawks in the vicinity of the project site. Stronger 

precautions need to be taken to ensure that this critical species is protected.

APPLICANT'S RESPONSE:

The mitigation measure is a standard requirement imposed citywide, to avoid the disturbance of active nests 
during the breeding season, and covers raptors, in addition to other birds. There is only one palm tree that is 
located on the school site and it will be removed in compliance with this mitigation measure.
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