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OFFICE OF THE CITY ADMINISTRATIVE OFFICER

October 4, 2018Date: CAO File No 
Council File No. 16-0752 
Council District: 15

0150-11238-0000

The CouncilTo:

Richard H. Llewellyn, Jr., Chair of the Municipal Facilities CommitteeFrom:

TRANSMITTAL FROM THE MUNICIPAL F 
THE LEASE OF FORMER FIRE STATION 65 LOCATED AT 1525 EAST 103rd 
STREET IN COUNCIL DISTRICT 15 TO WATTS COUNSELING AND LEARNING 
CENTER, A NON-PROFIT 501 (C)3 COMMUNITY BENEFIT PROGRAM OF 
KAISER PERMANENTE HEALTH PLAN, INC.

LITIES COMMITTEE - REPORT ONSubject:

RECOMMENDATIONS

That the Council, subject to approval by the Mayor,

Find that Watts Counseling and Learning Center, a 501 (c)3 non-profit Community Benefit Program 
of Kaiser Permanente of Southern California/Foundation Health Plan, Inc. (Kaiser), provides a 
significant community and public benefit to Los Angeles residents, that is greater than the current 
market value of the proposed lease agreement for Former Fire Station 65;

1.

Authorize the General Manager of the Department of General Services (GSD), with assistance from 
the Office of the City Attorney (City Attorney) and other necessary departments to finalize 
negotiations and execute a lease agreement with Kaiser for the Former Fire Station 65 property 
located at 1525 East 103rd Street, as illustrated in Attachment 1 and outlined in Attachment 2 to this 
report and without material changes;

2.

Find under the California Public Resources Code, Section 21166 and the State’s Environmental 
Quality Act (CEQA) Guidelines Section 15162, on the basis of substantial evidence contained in the 
whole record, made at the public hearings on April 18, 2018, and pursuant to Charter Section 562 
and the Los Angeles Municipal Code Section 12.27-B, that a zone variance from L.A.M.C. Sections 
12.04.09 B and 12.23 B.7(a) to allow the change in use of a leased space within an existing municipal 
building in the Public Facility (PF) zone to a privately operated community services center on an 
interim basis is appropriate;

3.

Determine that the five requirements and prerequisites for granting a variance as enumerated in 
Section 562 of the City Charter and Section 12.27 of the Municipal Code have been established by 
the adoption of the mitigated negative declaration No. ENV-2017-1063-MND on July 16, 2018, there 
have been no changes to project, changes with respect to the circumstances under which the project 
is being undertaken or new information of substantial importance concerning the project, which 
cause new significant environmental effects or a substantial increase in the severity of previously 
identified effects, and therefore no subsequent negative declaration, addendum, or further 
environmental documentation is necessary; and

4.
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5. Authorize the City Attorney to make any technical corrections that would be necessary to execute 
the agreement.

SUMMARY

Directed by a Buscaino-Cedillo Motion, C.F. 16-0752, the City and Kaiser have been engaged in 
negotiations over the last two years for the proposed sale of a former CRA/LA property, the old Watts Library 
at 1501 East 103rd Street, as well as the interim use of the neighboring Former Fire Station 65 at 1525 East 
103rd Street. Both properties are located in the Watts Civic Center area which currently hosts a City Municipal 
building at 1513 East 103rd Street. See Attachment 1 - Site Map for Kaiser Lease of Former Fire Station 65. 
At its meeting of May 25, 2017, the Municipal Facilities Committee (MFC) considered a GSD report 
(Attachment 2 - May 25, 2017 GSD Report with CAO Community Benefit Analysis), approved the 
authorization to proceed with negotiations of the two proposed transactions with Kaiser and instructed staff 
to transmit the report to Council upon completion of the environmental documentation and negotiations. The 
environmental work for both transactions is complete but there are still unresolved terms related to the sale 
transaction.

At the request of both Kaiser and Council District 15, it is recommended that the City proceed with finalization 
and execution of the lease transaction for Former Fire Station 65 at this time and forward the sale transaction 
for the old Watts Library separately, upon completion of those negotiations.

BACKGROUND

Kaiser currently operates the Watts Counseling and Learning Center (Center) at 1465 E 103rd Street, and 
provides counseling and preschool services to the community. The Center is a non-profit Community Benefit 
program of Kaiser. Since 1967, the Center has provided counseling, outreach, and educational services to 
the residents of Watts and the surrounding communities with no membership requirements. In order to meet 
the expanding program need in the Watts community, Council District 15 issued a motion (C.F. 16-0752) 
instructing staff to work with Kaiser on a Right of Entry and any other necessary documents. At the time of 
the May 25, 2017 MFC meeting, the City Working Group recommended contingent approval pending 
Kaiser’s completion and submission of its environmental and entitlement documents and Board approval of 
the lease and purchase transactions.

A land use variance is required for the lease because of the change in use of the fire station to a non
governmental use. Standard for the intended change from fire station use to community services, the 
Department of City Planning (DCP) is required to approve all CEQA compliance documents prior to Council 
consideration and approval of the sale. MFC provided its contingent approval of both transactions and 
instructed staff to transmit the MFC actions after finalization and submittal of the necessary environmental 
documents and subsequent hearings and determination by the DCP.

The environmental and entitlement process is now complete and DCP approved both the zoning variance 
and the parking variance requested by Kaiser. Attachment 3, copy of the DCP determination dated June 29, 
2018 is included with this report. Due to still on-going negotiations on some terms related to the sale 
transaction, authorization is requested to proceed with only the lease at this time. The terms related to the 
lease are discussed in the following section.

SUMMARY LEASE TERMS

The term for the former fire station lease is three years at $0 per year with two one-year options to extend.
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The effective date of the lease will mirror the effective date of the Purchase and Sale Agreement once 
effective. The total estimated costs to improve the site is $2.18 million and will be at the sole cost of the 
tenant. Kaiser will provide all custodial services, building maintenance and be responsible for utility costs. It 
is noted, that while the size of the total site is 22,776 square feet, the specific area covered by the lease is 
approximately 7,760 square feet which includes the about 5,760 square feet former fire station and an 
additional 2,000 square feet space immediately next to the fire station for location and operation of a 
temporary trailer.

REVISED COMMUNITY BENEFITS

GSD further clarified the fire station and adjacent spaces to be included in the lease. It is noted that the fire 
station lease space was incorrectly reflected as 4,630 square feet with an annual estimated lost rent of 
$48,893. Based on the updated square footage information and the market rate of $.88 PSF, the updated 
lost rent revenue is $81,946, which is still significantly less when considering the fact that City will retain the 
permanent building improvements currently projected at $2.18 million (or $726,667 annually) after the lease 
terminates. The site map and lease area are illustrated in Attachment 1. Detailed lease terms are outlined 
in Attachment 2.

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) STATEMENT

The project description is consistent with the project described in the Mitigated Negative Declaration (MND) 
signed by City Planning on June 29, 2018. Pursuant to Charter Section 562 and the LAMC Section 12.27- 
B, the Director of Planning issued its Letter of Determination on June 29, 2018, which approved the variance, 
detailing the conditions of approval. No comments or appeals were filed prior to the end of the review period 
on July 16, 2018.

Council approval of the recommendations in this report and its attachments will authorize GSD, with 
assistance from the City Attorney, to finalize negotiations and execute a lease agreement for the property 
at 1525 East 103rd Street, in Council District 15, with Kaiser as generally outlined in the report and 
attachments.

FISCAL IMPACT STATEMENT

There is no anticipated revenue to the General Fund from approval of the lease. The total estimated 
community benefit over the three-year term of the lease is $2.18 million in capital improvements or $726,667 
annually. The total revised annual lost revenue based on the revised 7,760 square feet is $81,946. The 
revised community benefit to the City is $644,721 annually. Additionally, the City will own the permanent 
capital improvements after termination of the lease.

Attachment 1 - Site map - Kaiser Lease of Former Fire Station 65
Attachment 2 - May 25, 2017 GSD Report w/CAO Community Benefit Analysis for Non-Profit Lease 
Attachment 3 - Letter of Determination: Case No. ZA 2017-1062 (ZV)

RHL:JVW:15190023



Attachment 1 - Site Map 
C.F. 16-0752Former Fire Station 65 

Kaiser Lease Name: Watts Fire Station 65 
additional space 
Size: 2,000 sq. ft.
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Name: Watts Fire Station 65 
Size: 5,760 sq. ft.

Total Size: 7,760 sq. ft.



Attachment 2 - Kaiser Lease May 25, 2017 GSD Report (CF16-0752)

Agenda Item No. 19City of Los Angeles
CALIFORNIA

TONY M. ROYSTER 
qENCtUL MANAGER 

AND
CrTY njRCHAimC AS ENT

DEPARTMENT OP

GENERAL SERVICES 
Room ?Oi 

City Mali, .south 
(11 East First stnset 

LOS ANSEuES, CA 9001 3 
1213) S2®-»555 

FAX AJO. 92S-9515

ERIC GARCETTI
MAYOR

May 25,2017

Honorable City Council 
City of Los Angeles 
do City Clerk 
Room 395, City Hall 
Los Angeles, CA 90012

Attention: Eric Villanueva, Legislative Assistant

REQUEST FOR AUTHORIZATION TO NEGOTIATE AND EXECUTE 
CITY PROPERTY SALE & NEW LEASE WITH KAISER PERMANENTE

The Department of General Services (GSD) requests authority to negotiate and execute 
both the sale of City property and a new non-profit lease with Kaiser Foundation Health 
Plan, inc. (Kaiser), a non-profit organization. The City Council action on July 5, 2016, 
instructs GSD to execute a lease with Kaiser for the former Fire Station 65 located at 
1525 E. 103rd Street and to negotiate the direct sale of the old Watts Library located at 
1501 E. 103rd Street (C.F. 16-0752).

BACKGROUND

Kaiser owns a property located at 1465 E. 103rd Street, which is adjacent to the City's 
Old Watts Library Site. Kaiser currently operates the Watts Counseling and Learning 
Center on the Kaiser property and has operated at this location for 50 years.

Kaiser has proposed to renovate the former Fire Station 65 and to improve and expand 
Kaiser’s Watts Counseling and Learning Center. Both parties are considering having 
the City lease former Fire Station 65 to Kaiser for approximately three years. Kaiser 
has proposed to make extensive capital improvements to former Fire Station 65 and 
occupy it under the proposed three year lease, in addition, the City is prepared to sell 
the Watts Library site, upon City Council approval, to Kaiser. Kaiser will improve the
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library site and the Kaiser property by constructing a new medical office building and a 
new, expanded Watts Counseling and Learning Center,

There has been no environmental study under the California Environmental Quality Act 
(CEQA) completed as of yet. The City Council needs to further approve the sale of the 
Library Site, and Kaiser’s Board of Directors has not approved either the lease or the 
purchase. The City Administrative Office (CAO) has prepared a modified Community 
Benefit Analysis which estimates the Community benefit at $726,667 annually and 
exceeds the market value for the leased space by $677,773. The proposed lease is 
consistent with the City's proposed Non-Profit Leasing Policy in that the rental value of 
the space has exceeded and has a significant offset due to Kaiser's capital investment. 
The rental rate does not exceed the value of the community benefit analysis. The 
proposed terms are recommended for approval.

Kaiser will make significant capital improvements to the former Fire Station 65, currently 
estimated to cost $2,180 million, which will remain after Kaiser removes any trade 
fixtures and personal property at the end of the lease term and any extension thereof. 
Kaiser will not be required to commence the capital improvements prior to the date on 
which entitlements have been obtained for the Watts Health and Learning Pavilion and 
may terminate work on the capital improvements at the end of the term or its early 
termination, subject to requirements. The capital improvements shall be a consideration 
for the lease.

During the term of the non-profit lease, Kaiser will pay the cost and expense of all 
maintenance, repairs, utility usage, insurance, and taxes related to the former Fire 
Station 65. Kaiser will lease the premises in “as is" condition and the City will not be 
required to perform any improvements as part of the lease.

PROPOSED SALE OF PROPERTY

Kaiser will pay the City the purchase price of $630,000, upon City Council approval of 
the sale of City property.

PROPOSED NON-PROFIT LEASE AGREEMENT

The non-profit lease will have a term of three years. Kaiser will have two one-year 
options to extend the term of the lease. Kaiser’s need to use the former Fire Station 65 
will be determined by Kaiser's ability to demolish the existing Watts Counseling and 
Learning Center and construct the Watts Health and Learning Pavilion. If Kaiser is 
unable to procure the entitlements or permits to demolish the existing Watts Counseling 
and Learning Center and construct the Watts Health and Learning Pavilion, Kaiser may 
terminate the lease on 30 days’ notice and will not be required to conduct further capital 
improvements; provided, however, if construction of the capital improvements has 
commenced, Kaiser shall complete its then-active construction activities so that no
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partially built tenant improvements or demolished portions of the original building 
remain.

The proposed non-profit lease agreement will contain the following:

TERMS AND CONDITIONS

1525 E. 103rt Street,
Los Angeles, CA 90002

LOCATION:

LANDLORD: City of Los Angeles

USE: Counseling and Learning Center

SQUARE FEET: Approximately 22,776

TERM: Three years (36 months) 
Two One-year options

$0RENTAL RATE:

ESCALATIONS: N/A

ADDITIONAL RENT: N/A

SECURITY DEPOSIT: N/A

UTILITIES: Tenant will be responsible for utility costs

PARKING: 35 parking spaces

TENANT
IMPROVEMENT:

Ali tenant improvements will be at the sole cost of the tenant

CUSTODIAL
SERVICES:

All custodial services will be at the sole cost of the tenant

MAINTENANCE: All building maintenance of the Premises will be at the sole 
cost of the tenant
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FISCAL IMPACT

No revenue will be generated from this lease to the General Fund. The potential sale of 
the Watts Library site will be $630,000 and allocated to the Community Redevelopment 
Agency.

RECOMMENDATION

That the Los Angeles City Council authorize the Department of General Services to 
negotiate and execute both a new lease agreement and property sale with Kaiser 
Eermanente at 1501 and 1525 E. 103rd Street, Los Angeles, California.

5

Tony M. Royster 
Genera! Manager

Attachments



Community Benefit Analysts for Proposer! Non-Profit Less#

I. Proposed Lease Term* and Conditions i
Facility Location: 1525 East 103rd Street, Los Angeles (Fire Station €5)

Watte Counseling and Learning Center, a non-profit 
501(c)3 organization ________ ____________
16-0752 (Motion adopted July 1,2016)

Lessee:

Council File Reference:

Space Assignment: Approximately 4,630 square feet
Three years, with two one year options to renew. 
Approval of the renewal options at the existing rate win 
be at toe discretion of toe City.________ _________

Term & Renewal Option:

$0.88 per square foot (Monthly rate: $4,074 / Annual 
rate: $48,893)Market Rate:

$0 per year during the first term, with rate under any 
renewal options to foe subject to negotiation.preposed Rental Rato.

Lessee shall be financially responsible tor all applicable 
utility and custodial costs.LHilittes/Custodiat:

Lessee shall have full responsibility tor toe cost ol iny 
needed tenant improvements.Tenant Improvements;

II, History and Current Services
Watts Counseling and Learning Center is a nonprofit 
Community Benefit program of Kaiser Permanente 
Southern California. Since 1967, toe Center has 
provided counseling, outreach, and educational services 
to toe residents of Watte and the surrounding 
communities. Kaiser Permanente Health Plan 
membership is not required to receive these services.

«̂—i ill rfc* i" *.'■ ^ ■'.* m it ,

The Center’s motto of “helping people grow* supports 
toe philosophy that empowering multi-generational 
Individuals and families to cope with stresses and 
barriers will ultimately strengthen toe community.

Mission:

Vision:

The Center was established two years after the 1965 
Wads civil unrest, to provide essential mental health and 
educational resources for the children and families of 
Watts, regardless of whether or not they are Kaiser 
Permanente members,

Background / History:

Watts Counseling and Learning Center, which Includes 
a preschool and counseling services.Current Services:

Community Benefits Analysis - 
Fg, 1 of 2



Community B*n*nt Analyols for PiqxMd Non-Profit Loom

III. Community Benefit Analysis

Kaiser wiH provide $2,180,000 in capital Improvements 
needed to reactivate use of the oSd vacant Watts Fire 
Station 65. The City will retain the capital improvements 
after Kaiser removes any trade fixtures and persona! 
property at the conclusion of the tease. This cost 
Includes tenant improvements, infrastructure and site

Value of Direct Service*.

work.

Total Community 
Benefit; $728,607 aronieBv ($2.18 million, divided by 3-year term)

$41JW annually *

(* calculated as: avaraps market rats of $0.98 ear e.f. muMcBcd bv 
assigned spec* of 4,830 si. mujflpflsd bv 12 months - $48,893)

Market Value for Leased 
Space

Community benefits estimated at $726,687 annually, exceed 
the market value for the leased space by $877,774,

The proposed lease is consistent with the City's proposed 
Non-Profit Leasing PoHcy In that the rental value of the space 
is excaeded/efgntficantfy offset by the annual contributions in 
capital improvements tlmded by the non-profit lessee. The 
proposed terms am recommended for approval.

Benefits Finding & 
Recommended Action.

a~ pfefls. mxtm
V jwaet Cher / A*m2*c*S

Community Benefits Analysis - 
Fg,2of2



TO CHY CLERK FOR FIACKEKT. <M Tft
maun council agenda to be posuld i

MOTION

1 MOVE that the City Council action of July 5, 2016 relative to executing a lease with 
Kaiser Permanente for former Fire station 65 located at 1525 E. 103rd St and negotiating the direct 
sale of the old Watts Library located at 1501 E. I03ri SL (C.F. 16-0752) BE AMENDED to also 
instruct the Department of General Services, in consultation with the City Attorney, to issue the 
appropriate Right of Entry (ROE) pennies), and any other necessary documents, to Kaiser 
Foundation Health Plan, Inc. (Kaiser) to access former Fire Station 65 located at 1525 E, 103ri St 
and the old Watte Library located at 1501 E. 103"1 St in Council District 15 for a period of one 
year from September 1,2016 through September 1,2017 to provide Kaiser with sufficient time to 
conduct due diligence testing and inspections of the City-ovmed properties, which includes, but is 
not limited to, environmental and hazardous materials testing, obtaining appraisal, conducting 
geotechnical teste, and historical preservation review, prior to executing any agreements.

S'

*"T'}
W-^AW .PRESENTED BY:

JOE BUSCAINO 
Councahnemba, 15th District

I
fc ;

'» vi*
J;SECONDED BY:

0 f

«b

SB5 S 2016



Attachment 3 - Kaiser Lease - Letter of Determination

USA M. WEBBER
INTtRJM CHIEF ZONING ADMINISTRATOR City of Los Angeles DEPARTMENT OF 

CITY PLANNING
VINCENT P. BERTONl AICP 

KRtcion 
(213) 978-1271

KEVIN J. KELLER, AICP
IttCUTWE OFTEER
(213)978-1272

CALIFORNIAASSOCIATE ZONING ADMINISTRATORS

JACK CHIANG 
HENRY CHU 

THEODORE L IRVING 
AlfTAD. JAMES 

FERNANDO TOVAR 
DAVID S. WQNTRAUB 
MAYA E. ZATIZEVSKY USA M, WEBBER, AICP 

OIPUTY DMCTOR 
(213) 978-1274

ERIC GARCETTI
MAYOR

httpY/plannlngJacity.org

June 29, 2018

Gretchen Siemers (A)
Kaiser Permanente Health Plan, Inc. 
393 E. Walnut Street, 4th Floor 
Pasadena, CA 91188

CASE NO. ZA 2017-1062(ZV)
ZONE VARIANCE 
1453 - 1525 East 103rd Street and 

10220 South Success Avenue 
Southeast Los Angeles Planning Area 
Zones : C4-1 and PF-1 
D. M, : 090B209 
C. D. : 15
CEQA : ENV-2017-1063-MND 
Legal Description: Lot 5, TR 31566

City of Los Angeles (O) 
Department of General Services 
111 E. First St., Room 201 
Los Angeles, CA 90012

Donna Shen Tripp (R)
Craig Lawson & Co., LLC 
3221 Hutchison Avenue, Suite D 
Los Angeles, CA 90034

Pursuant to Charter Section 562 and Los Angeles Municipal Code Section 12.27-B, I 
hereby APPROVE:

a zone variance from L.A.M.C. Sections 12.04.09 B and 12.23 B.7(a) to allow 
the change in use of a leased space within an existing municipal building in the 
Public Facility (PF) zone to a privately operated community sen/ices center on 
an interim basis; and

a zone variance from L.A.M.C. Section 12.26.E.5 to allow for off-site parking 
within 750 feet of the Project Site by lease agreement in lieu of a recorded 
covenant,

upon the following additional terms and conditions:

All other use, height and area regulations of the Municipal Code and all other 
applicable govemment/regulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein 
specifically varied or required.

The use and development of the property shall be in substantial conformance with 
the plot plan submitted with the application and marked Exhibit "A”, except as may 
be revised as a resuit of this action.

1.

2.
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The authorized use shall be conducted at ail times with due regard for the character 
of the surrounding district, and the right is reserved to the Zoning Administrator to 
impose additional corrective Conditions, if, in the Administrator’s opinion, such 
Conditions are proven necessary for the protection of persons in the neighborhood 
or occupants of adjacent property.

3.

4. All graffiti on the site shall be removed or painted over to match the color of the 
surface to which it is applied within 24 hours of its occurrence. .

A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall 
be printed on the building plans submitted to the Department of City Planning's 
Development Services Center and the Department of Building and Safety for 
purposes of having a building permit issued.

5.

6. Authorized herein is the change of use in use of a leased space within an existing 
municipal building in the Public Facility (PF) zone to a privately operated 
community services center on an interim basis

Automobile parking shall be provided to the satisfaction of the Department of 
Building and Safety except all required parking may be provided off-site by lease 
agreement. A current copy of the lease agreement shall be maintained in the 
Zoning Administrator case file.

7.

8. Prior to the clearance of any conditions, the applicant shall show proof that all fees 
have been paid to the Department of City Planning, Expedited Processing Section.

Prior to the utilization of this grant, a covenant acknowledging and agreeing to 
comply with all the terms and conditions established herein shall be recorded in 
the County Recorder's Office. The agreement (standard master covenant and 
agreement form CP 6770) shall run with the land and shall be binding on any 
subsequent owners, heirs or assigns. The agreement with the conditions attached 
must be submitted to the Development Services Center for approval before being 
recorded. After recordation, a certified copy bearing the Recorder’s number and 
date shall be provided to the Zoning Administrator for attachment to the subject 
case file.

9.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.10.

Applicant shall do all of the following:

Defend, indemnify and hold harmless the City from any and ail actions 
against the City relating to or arising out of, in whole or in part, the City’s 
processing and approval of this entitlement, including but not limited to. an 
action to attack, challenge, set aside, void or otherwise modify or annul the 
approval of the entitlement, the environmental review of the entitlement, or 
the approval of subsequent permit decisions or to claim personal property

a.
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damage, including from inverse condemnation or any other constitutional 
claim.

b. Reimburse the City for any and ail costs incurred in defense of an action 
related to or arising out, in whole or in part, of the City’s processing and 
approval of the entitlement, including but not limited to payment of all court 
costs and attorney’s fees, costs of any judgments or awards against the City 
(including an award of attorney’s fees), damages and/or settlement costs.

Submit an initial deposit for the City’s litigation costs to the City within 10 
days’ notice of the City tendering defense to the Applicant and requesting a 
deposit. The initial deposit shall be in an amount set by the City Attorney’s 
Office, in its sole discretion, based on the nature and scope of action, but in 
no event shall the initial deposit be less than $50,000. The City’s failure to 
notice or collect the deposit does not relieve the Applicant from 
responsibility to reimburse the City pursuant to the requirement in 
paragraph (b).

c.

d. Submit supplemental deposits upon notice by the City. Supplemental 
deposits may be required in an increased amount from the initial deposit if 
found necessary by the City to protect the City’s interests. The City’s failure 
to notice or collect the deposit does not relieve the Applicant from 
responsibility to reimburse the City pursuant to the requirement (b).

If the City determines it necessary to protect the City’s interests, execute an 
indemnity and reimbursement agreement with the City under terms 
consistent with the requirements of this condition.

e.

The City shall notify the applicant within a reasonable period of time of its receipt of 
any action and the City shall cooperate in the defense. If the City fails to notify the 
applicant of any claim, action or proceeding in a reasonable time, or if the City fails 
to reasonably cooperate in the defense, the applicant shall not thereafter be 
responsible to defend, indemnify or hold harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s 
office or outside counsel. At its sole discretion, the City may participate at its own 
expense in the defense of any action, but such participation shall not relieve the 
applicant of any obligation imposed by this condition. In the event the Applicant fails 
to comply with this condition, in whole or in part, the City may withdraw its defense 
of the action, void its approval of the entitlement, or take any other action. The City 
retains the right to make all decisions with respect to its representations in any legal 
proceeding, including its inherent right to abandon or settle litigation.

For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, 
commission, committees, employees and volunteers.
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“Action” shall be defined to include suits, proceedings (including those held 
under alternative dispute resolution procedures), claims or lawsuits. Actions 
includes actions, as defined herein, alleging failure to comply with any federal, 
state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights 
of the City or the obligations of the Applicant otherwise created by this condition.

|
OBSERVANCE OF CONDITIONS - TIME LIMIT ■ LAPSE OF PRIVILEGES

All terms and conditions of the approval shall be fulfilled before the use may be 
established. The instant authorization is further conditional upon the privileges being 
utilized within three years after the effective date of approval and, if such privileges are 
not utilized or substantial physical construction work is not begun within said time and 
carried on diligently to completion, the authorization shall terminate and become void.

TRANSFERABILITY

This authorization runs with the land. In the event the property is to be sold, leased, rented 
or occupied by any person or corporation other than yourself, it is incumbent upon you to 
advise them regarding the conditions of this grant.

VIOLATIONS OF THESE CONDITIONS. A MISDEMEANOR

Section 12.29 of the Los Angeles Municipal Code provides:

“A variance, conditional use, adjustment, public benefit or other quasi-judicial 
approval, or any conditional approval granted by the Director, pursuant to the 
authority of this chapter shall become effective upon utilization of any portion of 
the privilege, and the owner and applicant shall immediately comply with its 
Conditions. The violation of any valid Condition imposed by the Director, Zoning 
Administrator, Area Planning Commission, City Planning Commission or City 
Council in connection with the granting of any action taken pursuant to the authority 
of this chapter, shall constitute a violation of this chapter and shall be subject to 
the same penalties as any other violation of this Code ”

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $2,500 or by imprisonment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment,

APPEAL PERIOD - EFFECTIVE DATE

The applicant's attention is called to the fact that this grant is not a permit or license and 
that any permits and licenses required by law must be obtained from the proper public 
agency. Furthermore, if any Condition of this grant is violated or if the same be not 
complied with, then the applicant or his successor in interest may be prosecuted for 
violating these Conditions the same as for any violation of the requirements contained in
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the Municipal Code, The Zoning Administrator's determination in this matter will become 
effective after JULY 16. 2018, unless an appeal therefrom is filed with the City Planning 
Department. It is strongly advised that appeals be filed early during the appeal period and 
in person so that imperfections/incompleteness may be corrected before the appeal 
period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of the Zoning Administrator's action, and received and receipted at 
a public office of the Department of City Planning on or before the above date or the 
appeal will not be accepted. Forms are available on-line at http://plannina.lacitv.oro. 
Public offices are located at:

Downtown
Figueroa Plaza

201 North Figueroa Street, Valley Constituent Service Center
6262 Van Nuys Boulevard,

Room 251
Van Nuys, CA 91401 

(818)374-5050

If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must 
be filed no later than the 90th day following the date on which the City's decision became 
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review.

San Fernando Valley
Marvin Braude San Fernando

West Los Angeles
West Los Angeles Development 

Services Center
1828 Sawtelle Boulevard, 2nd Floor 

Los Angeles, CA 90025 
(310)231-2598

4th Floor
Los Angeles, CA 90012 

(213) 482-7077

NOTiCE

The applicant is further advised that all subsequent contact with this office regarding this 
determination must be with the Zoning Administrator who acted on the case. This would 
include clarification, verification of condition compliance and pians or building permit 
applications, etc,, and shall be accomplished BY APPOINTMENT ONLY, in order to 
assure that you receive service with a minimum amount of waiting. You should advise 
any consultant representing you of this requirement as well.

FINDINGS OF FACT

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on April 18, 2018, alf 
of which are by reference made a part here of, as well as knowledge of the property and 
surrounding district, i find that the five requirements and prerequisites for granting a 
variance as enumerated in Section 562 of the City Charter and Section 12.27 of the 
Municipal Code have been established by the following facts:

BACKGROUND

The proposed project is located at property commonly identified as 1513 and 1525 East 
103rd Street. The site is zoned PF-1 and is located in the Southeast Los Angeles 
Community Plan area with a General Plan Land Use designation of Public Facilities. The

http://plannina.lacitv.oro
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site is located in a Los Angeles State Enterprise Zone, and within a Transit Priority Area 
in the City of Los Angeles.

The Project Site is generally bounded by 103rd Street to the south, Success Avenue 
several lots to the west, an alley to the north, and Compton Avenue to the east. The 
Project Site is comprised of one rectangular lot with an area of approximately 22,776 
square feet with approximately 162 feet of frontage on 103rd Street and approximately 
173 feet of frontage along a rear alley.

The Project Site is improved with a one-story municipal building constructed in 1936. The 
western portion of the building houses both offices of City of Los Angeles’ Housing and 
Community Investment Department (HCID) as well as the Watts District Office for Council 
District 15. The remaining area of the building is a vacant Fire Station (formerly City of 
Los Angeles Fire Station No. 65) with a floor area of approximately 5,046 square feet 
(“the Fire Station”). Behind the Fire Station is an approximately 954 square foot detached 
kitchen. The existing Fire Station portion of the municipal building has been vacant since 
2006. The detached kitchen is also vacant and boarded up to prevent unauthorized 
access.

To the west of the Fire Station site is a surface parking lot serving the municipal building, 
a closed former City Library, and Kaiser Permanente’s Watts Counseling and Learning 
Center (the “Center”). To the north of the Fire Station is The Children's Institute, Inc., a 
non-profit that provides early childhood services and family support to the Watts 
community. To the east of the Fire Station is a surface parking lot and building containing 
commercial uses including a Chase Bank (also zoned PF-1). To the south of the Fire 
Station, on the other side of 103rd Street, is the Thomas Riley High School campus.

The Proposed Project includes the redevelopment of the existing Kaiser Permanente 
Watts Counseling and Learning Center. Redevelopment of the site would occur in two 
phases. The first phase would include the temporary relocation of the existing counseling 
and administrative functions of the center to a leased portion of the adjacent existing but 
vacant Fire Station No. 65 space, while the Center’s existing Preschool Education for 
Parents and Children (PEPC) will be temporarily relocated to the Drew Children’s 
Development Corporation site during construction of the Proposed Project. Phase 2 of 
the Proposed Project would include the demolition of the existing Watts Counseling and 
Learning Center and a vacant library building at 1501-1505 E. 103rd Street and the 
construction of a new 60,000 square-foot building with 36,500 square feet of medical 
office space and 23,500 square feet for the new Watts Counseling and Learning Center 
space.

STREETS AND CIRCULATION

East 103rd Street, adjoining the subject property to the south, is designated a Collector 
Street with a required public right-of-way width of 66 feet, including a 40-foot roadway (or 
20-foot half roadway) and 13-foot sidewalks. The existing public right-of-way is 
approximately 78 feet in width. As such, no dedication would be required.
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Aliev, adjoining subject property to the north.

Previous Cases. Affidavits. Permits, and Orders on the Applicant’s Property 

Subject Property

CASE NO. ZA 2001 -581 4(ZV1 - On October 10,2002, the Zoning Administrator approved 
variances from Sections 12.04.09 and 12.21-A,4(d) of the Los Angeles Municipal Code 
to permit the floor area expansion of an existing youth counseling/leaming community 
center, and a reduction of on-site parking from 23 to 22 spaces,,

Surrounding Properties

No related cases are found in the surrounding properties.

Public Correspondences

Organizations submitting letters of support and date of letter;

April 23, 2018, Los Angeles Police Department.
April 23, 2018, Barbara Stanton of The Entrepreneur Educational Center.
April 30,2018, Liroy Williams.
June 4,2018, Michael Dieden of the Creative Housing Associates.
April 23,2018, Arturo Ybarra of the Watts/Century Latino Organization.
April 23,2018, Timothy Watkins of the Watts Labor Community Action Committee.
April 23,2018, Robert Taylor of the Beulah Baptist Church.
May 15, 2018, David Carlisle of the Charles Drew University.
May 18, 2018, Luis Heckmuller of the LAUSD Local District South.
May 17, 2018, Chris Jordan of the Grant Housing & Economic Development Corp.
May 17, 2018, Marcy Dann, Coordinator of the CSUN Educational Therapy Program. 
May 2, 2018, was submitted Yvette Choyce of the John Ritter Elementary School.
April 26,2018, Lottie Cleveland of the L.A. South Chamber of Commerce.
April 26,2018, Robin Daniels of Sisters of Watts.
April 23,2018, Rudy Barbee of the Friends of the Watts Towers Arts Center.
April 23, 2018, Alvenia Hatten of the Hatten Family Childcare.
Letters of support dated April 23, 2018, were each submitted by Egerton Forster, Allen 
Harris of the Watts-Willowbrook Church of Christ.
April 30,2018, Kandee Lewis of The Positive Results Corporation.
April 26, 2018, Dr. “Sweet" Alice Harris and Jonetta Woods of the Parents of Watts.
April 23, 2018, John Jones of the East Side Riders Bike Club.
May 1,2018, Aja Brown, Mayor of the City of Compton.
April 23, 2018, Keith Linton, Retired LAPD Officer and CEQ of Boys 2 Gentlemen.
May 2, 2018, Virgina Lee of the Partnership for Los Angeles Schools.
April 23, 2018, Ms. C. Norman of the Barack Obama Charter School.
April 27,2018, Claudia Valladares of Healthy Start.
May 3,2018, Kendall Hirai of Crystal Stairs, Inc.
April 30,2018, Theresa Garland of Operation Progress Los Angeles.
April 23, 2018, Betty Day of Watts Gang Task Force Council.
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May 15, 2018, Rev. Michael Mandala of Verbum Dei High School.
May 4, 2018, Nicole Landers of Community Healing Gardens.
April 23,2018, Michael Cummings of We Care Outreach Ministries.
April 27, 2018, Ines Kuperschmidt and Janeen Steel of Learning Rights Law Center. 
April 23, 2018, Lashon Sanford of Compton Elementary Steam Academy.
May 11, 2018, James Jones of Gangsters for Christ.
June 6,2018, Cecilia Vazquez of Greet Dot Public Schools.
April 23,2018, Douglas Guthrie of the City of Los Angeles Housing Authority.
April 23, 2018, Stephen Gutwillig of SEE LA.
April 30, 2018, Marion A. Dave of Children's Institute, Inc.
April 30, 2018, Terese Aceves of Loyola Marymount University.
April 27,2018, Margaret Coins of L.A. Care Health Plan.
April 27, 2018, Judith Brennan of Association of Educational Therapists.
May 4, 2018, Bridget Valles of College Bridge Academy.
April 23, 2018, Dr. Jessica Hutcheson of College Bridge Academy - Inglewood.
April 23, 2018, Benjamin Snyder of the National Union of Healthcare Workers.
May 30,2018, Keith Johnson of J-Tech institute, Inc.
April 23, 2018, Dimttrios Jones of The People of Change.
May 25, 2018, Frank O’Brien of Watts Relmagined.

Individuals who submitted letters of support; 70

Letters opposed to the project request;

One letter from Roderick Seamster of the Watts Healthcare Corporation, was submitted. 

Public Hearing

A Notice of Public Hearing was sent to property owners and/or occupants abutting the 
subject site for which an application, as described below, had been filed with the 
Department of City Planning.

The hearing for Case No. ZA 2017-1062(ZV) and CEQA No. ENV 2017-1063-MND was 
held by Associate Zoning Administrator Henry Chu on April 18,2018, at Los Angeles City 
Hall in Rom 1020. The hearing was attended by the applicant’s representative, Donna 
Shen Tripp, the Director of The Watts Counseling and Learning Center, Maria Aguirre, 
and Environmental Consultant, Shane Parker. There were approximately 15 members 
from the public.

Ms. Shen Tripp made the following statements:

• The Watts Counseling and Learning Center was established in 1967, and has been 
at the same facility for over 50 years.

• The Center provides mental health and educational resources, counseling, 
educational therapy, and early childhood development.

• Approximately 4,500 students have participated in the Center’s programs in the 
last 25 years.
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• The site is located on the northeast comer of 103rd Street and Success Street.
• The Center has outgrown the space and is looking to demolish to space, occupy 

a temporary site, and redevelop it in the future.
• Council approved a potion to lease a Fire Station Building in 2016.
• The Center intends to provide tenant improvements to the fire station and occupy 

the building.
• Administration trailers will be utilized in the operation.
• The project is seeking a variance because of the site’s PF zoning.
• Off-site parking for administration trailed will be through lease, and thus requires a 

variance.
• The temporary location is on the same block as the existing center, and is near 

schools, the Blue Line Station, a regional park, and the Watts Library.
• (Shane Parker) The MND evaluated the project and determined that there would 

be no significant impact. The project would be subject to the Secretary of Interior 
Standards. Impacts such as soil management, hazardous materials, haul route, 
noise from construction, police services, and traffic are less than significant.

• The project has had extensive outreach with the community.

During the public testimony portion of the hearing, seven people spoke and provided 
public testimony. They include the following:

Roderick Seamster, Watts Healthcare Corporation. Mr. Seamster stated the 
following: The Watts Healthcare Corporation (WHC) is near the project site. It 
provides many services to the community and has maintained communication with 
other organizations. Together, WHC works with other organizations to provide 
primary care to the community. The project expansion will lead to inherent difficulty 
in WHC retaining employees. The project will diminish WHC from maintaining their 
workforce because of recruitment and inability to retain workers. More time is 
needed to continue having good dialogue.

1.

Second Speaker of the Watts Healthcare Corporation, 
sentiments for the project stated by Mr. Seamster.

2, Echoed the same

Julius Dorsey, Latell Corporation. Stated there is a duplicate of services.3.

Oliver Brooks, Medical Director of Watts Healthcare Corporation. Asked how 
parking was to be accommodated. The applicant is coming in with similar services 
offered. They met once, and more time is needed to determine what happens to 
the new medical center.

4.

Dr. Raj Moore of Watts Healthcare Corporation. Stated communication includes 
everyone to make things work. Both organizations can thrive and prosper.

5.

Sixth Speaker of Watts Healthcare Corporation. Stated concern of the fire station. 
There have been power outage issues. Construction affects power in the area. 
How will parking be accommodated?

6.
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Nathan Holmes of Council Office 15. Stated the project is vital to the community. 
This is an interior step, and it is important to Keep prioritizing services. The project 
involves a remodeled building. There are concerns of a new facility but the project 
of a new building is years away.

7.

At the conclusion of the hearing, the Associate Zoning Administrator allowed the 
applicant’s representative to respond to the issues raised by the public. She stated three 
spaces would be on-site and a request for a zone variance. She also reiterated the 
request is for a temporary location to operate, and that plans for a new facility are not final 
and that there is ample time for community feedback. The Zoning Administrator took the 
case under advisement for three weeks to allow for continued dialogue with community 
members to occur.

MANDATED FINDINGS I

In order for a variance to be granted, all five of the legally mandated findings delineated 
in City Charter Section 562 must be made in the affirmative. Following (highlighted) is a 
delineation of the findings and the application of the relevant facts of the case to same:

The strict application of the provisions of the Zoning Ordinance would result 
in practical difficulties or unnecessary hardships inconsistent with the 
generai purpose and intent of the zoning regulations.

1.

Strict application of the zoning code would result in unnecessary hardships to both 
the Center and the many Watts residents it serves, inconsistent with the general 
purposes and intent of the zoning regulations. The project will include the 
occupancy of a vacant government-owned fire station building with a community
serving use that parallels many governmental educational and wellness 
organizations which are explicitly allowed uses in PF zones on an interim basis. 
Additionally, parking requirements for this operation will be met for the use through 
an off-site parking lease at a site less than 750 feet away. The Public Facilities 
Zone provide regulations for the use and development of publicly owned land in 
order to implement the City's adopted Generai Plan, including, the circulation and 
service systems designations in the City’s adopted district and community plans, 
and other relevant General Plan elements, including the circulation, public 
recreation and service systems elements. Also, parking covenants ensure 
required parking is provided for the duration of the proposed use. The Applicant 
proposes community serving uses on a site that is designated as public facility until 
construction and issuance of the Certificate of Occupancy for a new facility is 
completed. The Applicant intends to provide all Code required parking for the 
duration of its temporary tenancy jn the old City Fire Station.

Since 1967, the Applicant, Kaiser Permanente, has operated the Watts Counseling 
and Learning Center (the “Center") on the same block as the subject Fire Station 
site. The existing Center is located at 1465 E. 103rd Street, at the northeast comer 
of the intersection of Success Avenue and 103rd Street. The Center provides 
individual, family, marital, parent/child, and group therapy/counseling and 
educational programs in English and Spanish, as well as specialized support for
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children experiencing life threatening family illness. The Center specifically offers 
specialized individual or small group educational therapy for children with learning 
difficulties. These sessions provide a wide range of intensive, individualized 
interventions designed to remediate learning differences. In addition, advocacy 
training is accessible to parents and caregivers to assist with navigating the special 
education system.

According to the Applicant, as services evolved and the number of community 
members served has increased over the past five decades, the Center has 
outgrown its current space. The Applicant proposes to construct a new facility to 
replace the existing Center to improve services and serve a larger population. 
During the interim period of demolition and construction, the existing Center will 
utilize the fire station as a temporary home. The City of Los Angeles has agreed 
to lease to the Applicant the vacant Fire Station (formerly City of Los Angeles Fire 
Station No. 65) located only 160 feet east of the existing Center; the vacant Fire 
Station is located in the same building as the Watts Civic Center, located at 1513 
and 1525 E. 103rd Street (“the Fire Station"). As such, the Applicant will continue 
to provide uninterrupted the majority of its services on the same block, to the same 
community, during the period of construction.

Pursuant to Footnote 10 of the Southeast Los Angeles Community Plan, “The 
Public Facility (PF) planning land use designation is premised on the ownership 
and use of the property by a government agency. The designation of the PFZone 
as a corresponding zone is based on the same premise. The Plan also intends 
that when a board or governing body of a government agency officially determines 
that a property zoned PF is surplus, and no other public agency has indicated an 
intent to acquire, and the City is notified that the agency intends to offer the 
property for sale to a private purchaser, then the property may be rezoned to the 
zone(s) most consistent within 500 feet of the property boundary and still be stilt 
be considered consistent with the adopted Plan." While the City of Los Angeles 
owns the Fire Station portion of the subject municipal building, the Fire Station has 
remained vacant for the past decade. Although neither the City nor the Applicant 
is proposing to rezone the subject site, the aforementioned General Plan Footnote 
contemplates allowing PF zoned lots, which are unused with no public agency 
intent on acquisition, to be rezoned to a consistent zone within 500 feet. This 
includes the C4 zone to the west on the same block and upon which the current 
Center is located. The Center’s community-serving counseling and educational 
supportive services are a permissible use in the C4 zone.

By permitting Kaiser's Watts Counseling and Learning Center to relocate 
temporarily within this City-owned vacant Fire Station, the Applicant will be able to 
continue uninterrupted operations and the provision of critical community services 
on the same block within which it has operated for the past 50 years.

The PF Zone is premised on the ownership and use of the property by a 
government agency. A PF Zone permits public hospitals, libraries, public clinics 
and public schools. The Applicant proposes to use the existing Fire Station in a
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similar manner by providing family and children’s counseling and educational no
cost services to the public, regardless of whether or not they are Kaiser 
Permanente members.

The granting of this variance will lead to continued aid to youth and families of 
Watts through the provision of critical counseling and educational development 
services. Also, the Applicant will continue providing uninterrupted valuable 
services to the community without creating unnecessary hardships for participants 
should Kaiser have to relocate somewhere farther away while construction at 1465 
East 103rd Street occurs. Construction duration at 1465 East 103rd Street is 
estimated to be approximately 24-36 months. Following completion of construction 
of the new Center, the Fire Station building will be turned back over to the City of 
Los Angeles to be used as a future Community Center. The Fire Station will be 
renovated for any future use by the City.

Parking

The Center’s occupancy of the old Fire Station does not yield a requirement to 
provide any new parking spaces. However, due to the addition of a mobile trailer 
with 2,160 square feet of floor area to temporarily house administrative space for 
the Center, four parking stalls are required. Pursuant to LAMC Section 12.26 E.5, 
“whenever the off-street automobile parking spaces required by this section are 
provided on a different lot from that on which the use they are to serve is located, 
as a prerequisite to the Issuance of the required building permit or certificate of 
occupancy, the owner or owners of said lot on which parking is to be provided shall 
record an agreement in the Office of the County Recorder of Los Angeles County, 
California, as a covenant running with the land for the benefit of the City of Los 
Angeles, providing that such owner or owners will continue to maintain said parking 
spaces so long as the building or use they are intended to serve is maintained.

The Applicant is unable to provide additional parking on-site due to the small size 
of the site (22,776 square feet). Also, there are no plans to change the footprint of 
the subject Fire Station. The adjacent property owner to the north/northwest 
(Children's Institute) has agreed to lease four parking spaces to the Applicant 
during the interim period that the Center is located in the Fire Station. The northerly 
adjacent property is a prime off-site location for the Applicant to obtain parking 
because of its dose proximity to the Fire Station (within the 750-foot distance 
requirement for off-site parking spaces). The adjacent property to the north is 
improved with the Children’s Institute, a non-profit that provides early childhood 
services and family support to the Watts community.

The Children’s institute is currently reimagining their own campus and is proposing 
to construct a new facility within the next decade. The Children’s Institute would 
face an unnecessary hardship to enter into a long-term parking covenant rather 
than a lease agreement because a covenant would interfere with the Children’s 
Institute’s own construction of a new building at 1522 East 102nd Street.
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There are special circumstances applicable to the subject property such as 
size, shape, topography, location or surroundings that do not apply 
generally to other property in the same zone and vicinity.

Use

There are special circumstances involving the Project Site, the existing building, 
and the proposed use. The Applicant’s proposed use will be located in the vacant 
portion of an existing municipal building, is temporary in nature, is community
serving, and therefore consistent with the types of uses typically allowed in PF 
zones.

2.

The Project Site is home to the historic Watts Civic Center Building which is 
comprised of field offices for the Housing and Community Investment Department 
and Council District 12. The eastern portion of this building was the previous home 
to Fire Station No. 65 but which has been vacant for about a decade; it is this 
portion of the municipal building which the City has authorized for lease to the 
Applicant for the temporary housing of Kaiser’s Watts Counseling and Learning 
Center. The services offered by the Center are available to the public at no cost, 
and regardless of whether a person is a member of Kaiser. These counseling and 
educational services offered to the public by the Center are a compatible use to 
the underlying zone and the existing municipal building In which It will be 
temporarily housed. It is not the proposed use, but the fact that the provider of 
these services is a private health care entity which necessitates this variance 
request.

The City of Los Angeles City Council approved a three-year lease of this property 
to Kaiser Permanente {CF 16-0752) for tenancy by Kaiser's Watts Counseling and 
Learning Center. On July 1, 2016, the City of Los Angeles City Council approved 
a Motion to instruct the Department of General Services to “negotiate and execute 
a lease, with Kaiser Permanente for former Fire Station 65 (1525 E. 103nd Street) 
for a term of three years, with two one-year renewal options, at the rate of $1 per 
year, with the understanding that Kaiser Permanente will perform all necessary 
capital improvements.” The approved Motion also notes that “Kaiser Permanente 
is willing and able to make all necessary capital improvements to the former fire 
station to bring it into compliance with current building codes, which a 2015 Bureau 
of Engineering report estimates to be $4.6 Million. After construction is complete 
and Kaiser moves into their new facility, they writ return the former fire station, with 
all capital improvement back to the City at no cost.”

This Motion stems from the City’s own renovation and revitalization efforts of the 
old Watts Civic Center, comprised of the former Watts Library, the Civic Center 
building, and the former Fire Station No. 65. Kaiser Permanente is willing to 
improve the Fire Station to bring it into compliance with current building codes for 
its temporary occupation, and ultimately benefit the City after rt occupies its new 
facility.
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The Motion goes on to say that “this [project] presents a unique opportunity for the 
City to bring millions of dollars of private investment to a block that also contains 
the recently reopened civic center building, as well as the future Children’s Institute 
campus, designed by architect Frank Gehry," Due to these unique circumstances, 
the proposed temporary use by the Watts Counseling and Learning Center of the 
old fire station portion of the Civic Center building is appropriate for the subject
site.

Parking

Due to the short-term nature of Kaiser Penmanente’s occupancy at the Fire Station 
and the use of a mobile trailer for administrative purposes, the Applicant wishes to 
enter into a lease agreement with the Children’s institute rather than a covenant. 
The temporary nature of use in this variance request results in a special 
circumstance that would unduly burden both the parking lessee (Kaiser) and the 
lessor (Children’s Institute) should the Applicant be required to provide the off-site 
parking spaces through a long-term recorded covenant. As the Children’s Institute 
has planned its own construction project for its own new facility at 1522 East 103rd 
Street to occur within the next decade, they will not be able to enter into a long
term covenant with the Applicant for parking spaces on its site. Moreover, the 
Applicant only requires these four off-site parking spaces for the duration of its 
short-term occupancy of the fire station building.

Such variance is necessary for the preservation and enjoyment of a 
substantial property right or use generally possessed by other property in 
the same zone and vicinity but which, because of such special 
circumstances and practical difficulties or unnecessary hardships, is denied 
the property in question.

3,

Existing development in the immediate vicinity of the project site is comprised of a 
mix of uses. At the comer of East 103rd Street and South Compton Avenue, which 
is just east of the Fire Station at 10221 S Compton Avenue, a Chase Bank is 
located in a commercial building sited on a PF-1 Zone. Directly north of the Fire 
Station, at 1522 East 102nd Street, the Children’s Institute (a non-governmental 
entity) operates in a PF-1 Zone. On the same block as all of these PF-zoned lots 
is a C4 zoned lot which has housed the Applicant’s Watts Counseling and Learning 
Center for the past 50 years. Thus, the proposed relocation of the Center to a PF- 
zoned fire station approximately 160 feet to the east of its current location is 
compatible with the uses on this block.

It would be difficult for the operation to continue serving the community through 
counseling, educational therapy, child development, and outreach if forced to 
relocate outside of the Watts Civic Center area, where it has served thousands of 
constituents over the past 50 years. Access and convenience is what allows the 
operation to serve those within this community.
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The granting of such variance will not be materially detrimental to the public 
welfare or injurious to the property or Improvements in the same zone or 
vicinity in which the property is located.

4.

Use

Kaiser Permanente’s Watts Counseling and Learning Center was established in 
1967, providing counseling and educational resources for the children and families 
of Watts, regardless of whether or not they are Kaiser Permanent© members at a 
location at the intersection of 103rd Street and Success Avenue. The Fire Station 
is an ideal location to temporarily house the counseling and educational services 
during the Center's new facility construction because it is only two iots away from 
the current Center's location. The community would continue to have ease of 
access to utilize Kaiser Permanente’s services in a location on the same block as 
the Center and in a location that is proximate to other City services such as the 
MCID and Council District 15 District Office and the Watts Library. Since the 
Center is located on the same subject block as the Fire Station, a new “use" would 
not be introduced to this block and the vicinity uses as the Center’s operations and 
offered services have existed on the same block for the past 50 years. Thus, no 
new impacts will be introduced to this block and the surrounding area.

Additionally, there are a number uses located on PF-zoned lots which also are not 
uses expressly permitted in PF zones. The Fire Station to which the Center would 
be temporarily relocated is located just south of a non-profit institution called the 
Children s Institute. The Children’s institute, also located in a PF Zone, provides 
services to children and families healing from the effects of family and community 
violence within Los Angeles’ most challenged neighborhoods. Additionally, to the 
immediate east of the Fire Station is a commercial building on a PF zone which is 
occupied by a Chase bank.

A large component of the Center’s offered sen/ices are directed towards students. 
Thus, high school and elementary school outreach is a priority of the Applicant. 
Located at 1335 East 103rd Street, west of subject site is Ted Watkins Memorial 
Park, a park containing a recreation center, basketball and tennis courts, a 
swimming pool, and a baseball field. Directly across East 103rd Street from subject 
site is Thomas Riley High School. Behind Thomas Riley High School is Compton 
Avenue Elementary School. Remaining on the same block as the Center’s home 
for the past 50 years allows the Center to continue to provide services within 
walking distance from the population it serves and in proximity to other services.

Due to the Project Site’s unique location to Kaiser Permanente’s existing facility 
and proximity to related uses, granting the variance would not be materially 
detrimental to either the public welfare, or cause injury to nearby properties. 
Rather, the granting of this variance would not introduce new impacts to this area 
and would facilitate the continuing advancement of the Center's mission to 
"contribute to the personal growth and development of inner-city children, parents, 
and other adults by providing them with an accessible quality community service 
program of counseling and educational services.”
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Parking

Given the short duration of Kaiser Permanente’s tenancy of the existing Fire 
Station, the parking lease with the Children's Institute (for the provision of four off
site parking spaces) accommodates the temporary nature of the Center’s parking 
needs. A long-term covenant would result in practical difficulties for the Applicant 
and the Children's Institute. The trailer will remain at 1525 East 103rd Street for 
only approximately two to three years, thus, a two-year lease of parking stalls on 
the Children’s Institute site is reasonable. Additionally, a covenant could present 
an issue concerning the Children’s Institute’s own proposed new facilities and 
associated future construction.

The granting of the variance will not adversely affect any element of the 
General Plan.

5.

The General Plan will not be adversely affected by the granting of this variance for 
change of use or for a lease in lieu of a covenant agreement for off-site parking. 
The Project promotes various goals and policies of the General Plan. The Project 
is in proper relationship to the community and enhances the community-serving 
services available.

The General Plan is the fundamental policy document of the City of Los Angeles. 
It defines the framework by which the City’s physical and economic resources are 
to be managed and utilized over time. Decisions by the City with regard to the use 
of its land, design and character of Southeast Los Angeles buildings and open 
spaces, conservation of existing and provision of new housing, the support of 
infrastructure and human services, protection of environmental resources, and 
defense of residents from natural and man-caused hazards are guided by the Plan.

General Plan Elements

Economic Development: "The Plan will expand on existing health-driven economic 
development policies with a focus on education and training, targeting 
programming for individuals with a focus on education and training, targeting 
programming for individuals from low-income communities and those with barriers 
to employment.” This Project intends to precisely promote this element; 
Applicant’s mission is to promote community economic success by empowering 
young people and their families through education and training and supportive 
counseling services.

Mobility: "Smart investments that build and maintain a multi-modal transportation 
and place-making system.” The operation’s education and counseling program 
offers transportation services, In which buses or drivers pick up students from their 
schools and bring them to the Center. The program provides services to 800
1,200 students each year. The Applicant funded and provided-transit program 
decreases parking necessities and alleviates traffic on surrounding streets.
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Plan for a Healthy Los Angeles: “Elevates health as a priority and complement 
existing General Plan policies." Applicant’s proposed project centers around this 
theme, striving to improve the mental health of the Watts community through Its 
various counseling and supportive services programs.

Community Plan

The City's Community Plans are intended to promote an arrangement of land uses, 
streets, and services which will encourage and contribute to the economic, social 
and physical health, safety, welfare, and convenience of the people who live and 
work in the community. The plans are also intended to guide development in order 
to create a healthful and pleasant environment. Goals, objectives, policies, and 
programs are created to meet the existing and future needs and desires of the 
community. The plans are intended to coordinate development among the several 
parts of the City of Los Angeles and adjacent municipalities in a fashion both 
beneficial and desirable to the residents of the community.

A goal of the Southeast Los Angeles Community Plan is to create "a strong and 
competitive commercial sector which best serves the needs of the community 
through maximum efficiency and accessibility while preserving the historic 
commercial and cultural character of the district.” By granting this variance, the 
City will allow the Applicant’s operations to continue to be centralized (in relation 
to those the Center serves and in proximity to other community serving uses), 
which will maintain accessibility for Watts community residents in need of the 
offered services. Acknowledging that the old Fire Station has a historical element 
in Watts, the historical character of the building will be preserved as the proposed 
work to the Fire Station is comprised of tenant improvements.

Objective 2-1 in the Community Plan identifies the need to conserve and 
strengthen viable commercial development. The Applicant has demonstrated its 
commitment to the Watts community since 1967, and its success is a perfect 
example for other commercial enterprises considering investment in Watts, 
Similarly, Objective 2-3 notes the necessity to attract uses which strengthen the 
economic base and expand market opportunities for existing and new businesses. 
As a loyal service provider to the Watts residents for five decades and in order to 
continue serving a growing client base, the Center is in dire need of an expansion 
in order to improve its economic vitality. The granting of this variance would allow 
the Center to provide uninterrupted services on the same block as its current 
location, while the new and larger facility is constructed.

The Community Plan identifies economic development as a key element in the 
revitalization and growth of the Community. The Plan states it is a specific goal to 
generate and take advantage of economic development in the area. Furthermore, 
a centralized source of available resources in the Community is also a goal. Since 
the Applicant’s Watts operations have been located at 1466 East 103rd Street for 
half a century, it makes sense to maintain its operations on the same block, 
particularly as the City has approved the lease of a decade-long vacant (and in
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need of rehabilitation) municipal space. Moreover, as per the terms of the lease 
between the City and the Applicant, once the Applicant’s tenancy ends in two to 
three years, the rehabilitated and renovated old fire station will be returned to the 
City for use as a planned Community Center.

ADDITIONAL MANDATORY FINDINGS

The National Flood Insurance Program rate maps, which are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is not 
located in a flood zone. The subject property is not located in an area for which a 
flood insurance rate map has been prepared.

6.

On April 16, 2018 the Department of City Planning issued Mitigated Negative 
Declaration No. ENV-2017-1063-MND. This Mitigated Negative Declaration 
reflects the independent judgment of the lead agency and determined that this 
project would not have a significant effect upon the environment provided the 
potential impacts are mitigated to a less than significant level. I hereby adopt that 
action. The custodian of the documents or other material which constitute the 
record of proceedings upon which the decision is based are located with the City 
of Los Angeles, Planning Department located at 200 North Spring Street, Room 
750, Los Angeles, California 90012.

7.

Adopt the attached Mitigation Monitoring Program of ENV-2017-1063-MND.

Inquiries regarding this matter shall be directed to Jordann Turner, Planning Staff for the 
Office of Zoning Administration at (213) 978-1365.

8.

HENRY ClflU
Associate Zoning Administrator 

HC:JT:bk

Counciimember Joe Buscaino 
Fifteenth District 
Adjacent property Owners 
Interested Parties

cc:


