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FINDINGS

1. Conditional Use Findings.

a. That the project will enhance the built environment in the surrounding 
neighborhood or will perform a function or provide a service that is essential or 
beneficial to the community, city or region.

The proposed project will result in the demolition of existing structures and the 
construction, use, and maintenance of a public charter middle school, (KIPP 
Philosophers Academy - KPA), serving grades 5 - 8. The charter middle school will 
enhance the built environment by improving an underutilized site that is presently 
developed with a vacant building and an asphalt parking lot with a new 32,245 square- 
foot three-story classroom building. The building will accommodate 22 classrooms (18 
general purpose classrooms and four special purpose classrooms), and administrative 
offices. The school also includes a 31 space subterranean parking level, a 2,110 square- 
foot outdoor covered multi-purpose room and an 8,475 square-foot outdoor play yard. 
The project will further improve the built environment by repairing and upgrading an alley 
that is in disrepair in order to provide access for the school’s flex drop-off/pick-up and 
play area. The project will also lead to physical improvements to the sidewalks on 102nd 
Street and Grape Street, directly fronting the property.

Setbacks

The three-story classroom building will be located with minimal setbacks to ensure that 
the school is properly oriented to the public right of way, which will encourage walking 
and bicycling to school. The project includes architectural features that were designed 
to be both functional and aesthetically pleasing. The classroom building includes 
overhangs and trellis that provide shade and added depth to the structure. The 
overhangs and trellis require the project to request deviations from the required 15-foot 
front and 6-foot side yard setbacks. The project will provide a minimum 0-foot front yard 
setback along Grape Street to accommodate the trellis at the corner of 102nd Street and 
Grape Street (curb return). Otherwise, the building observes a 6-foot setback that will 
be improved with landscaping. The project will provide a 0-foot side yard setback along 
102nd Street to accommodate the curb return trellis, a shade canopy at the entry lobby, 
and 16 bicycle parking spaces. Otherwise, the building observes a 6-foot setback from 
the property line along 102nd Street.

Fence Height

The project will further enhance the built environment with a new 8-foot in height wrought 
iron fence. The fencing will include decorative perforations that will relate to the 
architecture of the classroom building, while providing a service to the school by 
demarcating the perimeter and providing security.

Use

The school will perform a function and provide a service that is beneficial to the 
community. The project will consolidate two existing satellite campuses of KPA at one 
location, still within the Watts community. The school presently houses grades 5-6 at 
706 East Manchester Avenue and grades 7-8 at 8300 South Central Avenue. The 
project will unify KPA’s operations, administrative staff, and student body at one location, 
thereby improving the educational and social experience of students and staff alike.
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KIPP Philosophers Academy (KPA) is a public charter school that focuses on high 
school and college preparation. The school’s focus is to provide students with an 
excellent, well rounded education to be successful in high school, college, and beyond. 
According to the applicant, the school provides students with "an excellent, well-rounded 
education so they are able to develop their own success in high school, college, and 
beyond with the ultimate goal of taking their knowledge and putting it into practice to 
impact their communities in a long lasting and positive way.” The new facility will allow 
the school to expand enrollment to a maximum of 512 students, compared to their 
current study body of roughly 300 students, thereby opening up additional opportunities 
for the school to serve more community members. The school will provide an alternative 
educational experience for students, as well as an opportunity to continue education 
from 5th through 8th grade on one campus. As conditioned herein, the project will 
enhance the built environment and will perform a function, and provide a service that will 
be beneficial to the community.

b. That the project’s location, size, height, operations and other significant features 
will be compatible with and will not adversely affect or further degrade adjacent 
properties, the surrounding neighborhood or the public health, welfare, and 
safety.

The project’s location, size, height, operations, and other significant features will be 
compatible with the surrounding neighborhood and will not adversely affect or degrade 
adjacent properties. The project site consists of four parcels with approximately 27,020 
square feet of lot area. The site has approximately 135 feet of frontage along the north 
side of 102nd Street and a frontage of 200 feet on the east side of Grape Street. The site 
is developed with a vacant church building and a surface parking lot, which will be 
demolished as a part of the project. The project site is located within a predominantly 
residential area and is across the street from Florence Griffith Joyner Elementary 
School. The northern adjoining property is zoned [Q]R4-1 and is developed with a 
duplex. The eastern adjoining property (across Grape Street) is zoned R3(UV) and is 
developed with the Jordan Downs housing development. The southern adjoining 
property (across 102nd Street) is zoned PF-1 and is developed with Florence Griffith 
Joyner Elementary School. The western adjoining properties (across the alley) are 
zoned R2-1 and are developed with multi-family and single-family dwellings.

The project site is located within the Southeast Los Angeles Community Plan with a land 
use designation of Low Medium I Residential and is zoned [Q]R4-1, with the [Q] 
restricting uses to those permitted in the R2 Zone. The Los Angeles Municipal Code 
permits the use of a school within the R4 Zone by-right. However, the site’s [Q] Condition 
restricts uses at the site to those permitted by the R2 Zone. The R2 Zone permits the 
use of a school with the approval of a Conditional Use Permit. The project is well within 
the site’s FAR limitation of 3:1 and unlimited height restriction. Development at the site 
will observe an FAR of approximately 1.19:1 and a maximum height of 45 feet 6 inches 
(54 feet 6 inches including the stair tower). While other structures in the immediate 
vicinity range from one to two stories in height, the project would be consistent with the 
height limitations of the R4-1 Zone and will be similar in height to future development at 
the Jordan Down redevelopment site. The classroom building includes overhangs and 
trellis that provide shade and added depth to the structure.

Setbacks

The overhangs and trellis require the project to request deviations from the required 15- 
foot front and 6-foot side yard setbacks. The project will provide a minimum 0-foot front 
yard setback along Grape Street to accommodate the trellis at the corner of 102nd Street
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and Grape Street (curb return). Otherwise, the building observes a 6-foot setback that 
will be improved with landscaping. The project will provide a 0-foot side yard setback 
along 102nd Street to accommodate the curb return trellis, a shade canopy at the entry 
lobby, and 16 bicycle parking spaces. Otherwise, the building observes a 6-foot setback 
from the property line along 102nd Street. The reduced front and side yards allow the 
school building to be sited at the furthest possible distance from adjoining residential 
properties on the block, while enhancing the building’s connectivity to the street. The 
project’s architecture is designed to be compatible with the on-going redevelopment of 
the Jordan Downs public housing complex, which is located across Grape Street. 
Parcels located across Grape Street are located within the Jordan Downs Urban Village 
Specific Plan, which does not require the provision of a front yard (and only allows for a 
maximum front yard setback of 10 feet). The school will also provide landscaping and 8- 
foot in height combination slump stone block walls and wrought iron fencing along the 
western and northern property lines to minimize impacts to adjoining residential uses.

Fence Height

The applicant is proposing to provide an 8-foot in height wrought iron fence with 
perforated and solid metal panels within the designated front yard and along the 
designated southern side yard of the school site (along the Grape Street and 102nd 
Street frontage, respectively). The proposed wrought iron fence design will provide 
security while still being of an appropriate design and material for the school. The fence 
will ensure that transparency into the site is maintained (similar to a mesh style fence). 
The fencing will also carry over the classroom building’s colors to create a cohesive 
design that will be compatible with the surrounding neighborhood.

Use

The new KIPP Philosophers Academy school building will accommodate 22 classrooms 
(18 general purpose classrooms and four special purpose classrooms), administrative 
offices, a multi-purpose room, and 31 automobile parking spaces within one level of 
subterranean parking. KIPP Philosophers Academy classes will run from 7:00 a.m. to 
4:00 p.m., Monday through Friday (except that students will be released at 1:00 p.m. on 
Mondays). The school will also include after-school programs for up to 50 percent of 
the student body between 4:00 p.m. to 6:00 p.m. The school’s hours of operation do not 
coincide with the start or end times of the adjacent Griffith Joyner Elementary School, 
which operates from 7:45 a.m. to 2:20 p.m. The project has been conditioned to adhere 
to a drop-off/pick-up plan that will ensure that vehicle drop-off/pick-ups will occur on-site, 
thereby minimizing impacts on surrounding streets. Vehicles are required to enter the 
site via the western adjoining alleyway, to turn right into the playground/drop-off/pick-up 
area, and to exit right onto Grape Street. The proposed relocation of an existing 
neighborhood charter middle school to the site will expand enrollment opportunities and 
provide a dedicated learning facility for students in the community. The use and 
operation of the charter school will be subject to conditions regulating operating hours, 
events, parking, and student enrollment caps to minimize impacts to the surrounding 
neighborhood. Thus as conditioned, the project’s location, size, height, operations, and 
other significant features will be compatible with and will not adversely affect or further 
degrade adjacent properties, the surrounding neighborhood or the public health, welfare, 
and safety.

That the project substantially conforms with the purpose, intent and provisions 
of the General Plan, the applicable community plan, and any applicable specific 
plan.
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The project site is located within the Southeast Community Plan, which is one of 35 
Community Plans that the Land Use Element of the General Plan is comprised of. The 
Community Plan designates the project site with a Low Medium I land use designation, 
with R2, RD3 zones listed as corresponding zones. The project site is zoned [Q]R4-1. 
While the R4 Zone is not a corresponding zone to the Low Medium I land use 
designation, the site’s [Q] condition further restricts the site to R2 uses, which is a 
corresponding zone, and is consistent with the land use designation at the site. The 
project is consistent with the following Community Plan goal and policy:

Goal CF4: Schools that are sited in locations complementary to existing land uses 
and community character.

Policy CF4.2: Smaller School Footprints. Promote the use of innovative school 
standards and design strategies that encourage smaller schools on smaller sites, 
consistent with the historic patterns of development within the community.

Use

The Los Angeles Municipal Code permits the use of a school within the R2 Zone with 
the approval of a Conditional Use Permit. The approval of the Conditional Use Permit 
will not change the land use designation or zone of the project site and will not restrict 
or prohibit the use of the site for residential uses if the school is no longer in operation. 
The project site is located within an established residential neighborhood and is across 
the street from an existing elementary school. With the imposition of conditions, the 
school will be compatible with existing land uses and community character. Conditions 
include requirements to conduct drop-off/pick-up on-site, the provision of monitors to 
ensure smooth operations, and the staggering of school hours to reduce conflicts with 
the adjoining elementary school. KIPP Philosophers Academy will provide an 
alternative educational opportunity for students to focus on academic success and 
collage preparation. The project will unify the existing school which has two campuses 
into one campus, in a smaller school footprint. The project maximizes its small footprint 
by utilizing underground parking, an outdoor, roofed multi-purpose room, and a flex 
playground/drop-off/pick-up area.

Setbacks and Fence Height

The reduced front yard setback along Grape Street, the reduced side yard setback 
along 102nd Street, and the increased fence height will complement existing land uses 
and community character. The project’s architecture is designed to be compatible with 
the on-going redevelopment of the Jordan Downs public housing complex, which is 
located across Grape Street. Parcels located across Grape Street are located within 
the Jordan Downs Urban Village Specific Plan, which does not require the provision of 
a front yard (and only allows for a maximum front yard setback of 10 feet). The fence 
heights are compatible with the adjoining elementary school, while the reduced 
setbacks are in keeping with the setback requirements of the R3-UV Zone, which will 
promote the creation of a consistent street wall along Grape Street. As conditioned 
herein, the project substantially conforms with the purpose, intent and provisions of the 
General Plan and Community Plan.

Fence Height Findings

c. The decision maker shall consider the environmental effects and appropriateness 
of materials, design and location of any proposed fence or wall, including any 
detrimental effects on the view which may be enjoyed by the occupants of
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adjoining properties, and security to the subject property which the fence or wall 
would provide.

The applicant is proposing to provide an 8-foot in height wrought iron fence with 
perforated and solid metal panels within the designated front yard and along the 
designated southern side yard of the school site (along the Grape Street and 102nd 
Street frontage, respectively). The proposed school requires the over-in-height fence for 
security purposes, to enclose the campus when school is in session. Along Grape Street, 
the fence would begin from the classroom building and extend to the northern property 
line (for approximately 50 feet) and join with an 8-foot side yard wall. The Grape Street 
fence will also include a gate to allow vehicles to exit the site following student pick
up/drop off. Along 102nd Street, the fence would begin from the classroom building’s 
entry lobby and extend to the driveway ramp down to the subterranean parking level. A 
majority of the school’s frontage along both 102nd Street and Grape Street are enclosed 
by the classroom building, which will utilize landscaping and the building’s physical mass 
to provide security for the site. However, the remaining portions must include fencing to 
secure the school site. The intent of the regulation is to allow schools to provide for 
necessary security, while maintaining a degree of transparency into the site.

The proposed wrought iron fence design will provide security while still being of an 
appropriate design and material for the school. The fence will ensure that transparency 
into the site is maintained (similar to a mesh style fence). The proposed wrought iron 
fence with solid and perforated metal panels will offer improved security protection than 
a mesh style fence, which may be more susceptible to wire cutting and climbing. The 
fencing will also carry over the classroom building’s colors to create a cohesive design. 
As such, the decision maker has considered the environmental effects and 
appropriateness of materials, design, and location for the proposed 8-foot in height 
wrought iron fence.

Site Plan Review Findings.2.

a. That the project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any applicable 
specific plan.

The subject site is zoned [Q]R4-1 with a Low Medium I Residential land use designation 
in the Southeast Los Angeles Community Plan Area. The site is located in Height District 
1, with no height limit and an FAR limitation of 3 to 1. The [Q]R4-1 Zone (which restricts 
uses to the R2 Zone) allows the proposed middle school use with a Conditional Use 
Permit, pursuant to Section 12.24-U,24 of the Municipal Code. Based on the Conditional 
Use for the school use and minor yard and fence height deviations, the proposed project 
complies with all applicable provisions of the Municipal Code. The subject property is 
not within the area of any adopted Specific Plan. The General Plan does not specifically 
address provisions or standards for charter schools, although it encourages "public 
schools [to] provide a quality education for all of the City’s children, including those with 
special needs, and adequate school facilities to serve every neighborhood in the City so 
that students have an opportunity to attend school in their neighborhoods.” The project 
meets a number of goals and policies that are outlined in the Southeast Los Angeles 
Community Plan including:

Goal CF4: Schools that are sited in locations complementary to existing land uses 
and community character.
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Policy CF4.1: Neighborhood Compatible School Designs. Encourage compatibility 
in school locations, site layout and architectural design with adjacent land uses 
and community character; also, as appropriate, use schools to create a logical 
transition and buffer between uses such as multiple-family and single-family 
residential or between commercial and residential uses.

Policy CF4.2: Smaller School Footprints. Promote the use of innovative school 
standards and design strategies that encourage smaller schools on smaller sites, 
consistent with the historic patterns of development within the community.

The Framework Element of the General Plan was adopted by the City of Los Angeles in 
December 1996 and re-adopted in August 2001. The Framework Element provides 
guidance regarding policy issues for the entire City of Los Angeles, including the project 
site. It also sets forth a Citywide comprehensive long-range growth strategy and defines 
Citywide polices regarding such issues as land use, housing, urban form, neighborhood 
design, open space, economic development, transportation, infrastructure, and public 
services. The Framework Element includes the following provisions, objectives and 
policies relevant to the current request:

Goal 9N - Public schools that provide a quality education for all of the City's 
children, including those with special needs, and adequate school facilities to serve 
every neighborhood in the City so that students have an opportunity to attend 
school in their neighborhoods.

Policy 9.33.1 - Encourage a program of decision-making at the local school level 
to provide access to school facilities by neighborhood organizations.

The proposed middle school is located within an area characterized primarily of single 
and multi-family residential buildings and an elementary school. The project would 
replace an under-utilized lot currently improved with a vacant church building and 
parking lot with a maximum enrollment of 512 students, with 22 classrooms, multi
purpose room, outdoor play area, 31 on-site parking spaces within a subterranean 
garage, and 90 bicycle parking spaces. The proposed project is consistent with 
provisions of the Southeast Community Plan and the General Plan Framework in that it 
will provide a quality educational facility to serve local school-age residents and will be 
located in an area with ongoing and predicted future growth and need. The school has 
been designed to complement the architecture of future development at the Jordan 
Downs housing project and will include mosaic tiles and colorful features that will make 
the building more welcoming and attractive.

Currently, the enrollment for the existing school has been fully maximized and the 
temporary facilities at two different campuses are cramped and less than ideal for 
students. The subject property provides an opportunity to create a new dedicated facility 
on a larger campus, for a school that has a waiting list. The proposed new KIPP 
Philosophers Academy middle school campus will relocate all operations of the existing 
5th through 8th grade school to the site, thereby allowing for the school to continue to 
grow, accept new students, and serve the growing community. The project site is in a 
low density residential area, characterized by one and two-story residential uses, and 
an LAUSD elementary school. The proposed charter middle school will not alter the 
scale of development in the immediate area and is consistent with the Community Plan’s 
policy to develop smaller footprint schools that are well integrated into the community.

b. That the project consists of an arrangement of buildings and structures (including 
height, bulk and setbacks), off-street parking facilities, loading areas, lighting,
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landscaping, trash collection, and other such pertinent improvements, that is or 
will be compatible with existing and future development on adjacent properties 
and neighboring properties; and

The location of the building has been designed to be compatible with the adjacent uses. 
The building is oriented towards the southeast corner of the site, so that it is sited furthest 
from adjoining residential uses. The building orientation also provides for a large paved 
area to function as both a playground and as an internal drop-off/pick-up area. The 
school’s main entrance on 102nd Street is marked by signage and a prominent entryway. 
As conditioned, an 8-foot-high wrought iron fence with perforated metal panels will be 
constructed along the south and east property lines to enclose the active recreation 
areas.

The project would be consistent with the height limitations of the R4-1 Zone and will be 
similar in height to future development at the Jordan Down redevelopment site. As stated 
previously, the 1 Height District has no height restriction. The proposed structure is a 3- 
story, 45-foot 6-inch in height classroom building. The project has been designed to 
minimize impacts to the surrounding area by use of landscaping, on-site drop-off/pick
up, in addition to sidewalk and alleyway improvements.

The proposed bulk, height, and setbacks of the school building will be similar to nearby 
structures, and the proposed landscaping will make the site more attractive and well 
integrated with the surrounding neighborhood. The project’s architecture is designed to 
be compatible with the on-going redevelopment of the Jordan Downs public housing 
complex, which is located across Grape Street. Parcels located across Grape Street are 
located within the Jordan Downs Urban Village Specific Plan, which does not require the 
provision of a front yard (and only allows for a maximum front yard setback of 10 feet). 
The fence heights are compatible with the adjoining elementary school, while the 
reduced setbacks are in keeping with the setback requirements of the R3-UV Zone, 
which will promote the creation of a consistent street wall along Grape Street. Further, 
the proposed F.A.R. of school building is 1.19 to 1, which is less than the site’s permitted 
3 to 1 F.A.R. The bulk of the structure is further minimized by the use of architectural 
features including differing building materials, colors, fenestration and projections.

The project will provide all required automobile parking on-site within a basement 
parking level accessed off of 102nd Street. The project will provide 31 automobile parking 
spaces and 90 bicycle parking spaces. Bicycle parking will be dispersed throughout the 
site including long term spaces in the garage and short term stalls near building 
entrances. The circulation plan for student drop-off and pick-up will require vehicles to 
drive north on the alley and make a right into the school. The project has been 
conditioned to include monitors to ensure both the safety and efficiency of the overall 
circulation plan. Vehicles existing the site will be required to turn right onto Grape Street 
to ensure a smooth operation. The proposed queuing lane will accommodate up to 18 
vehicles on-site and will minimize traffic impacts to the surrounding streets. The drop
off and pick-up location is located internal to the site to minimize vehicular traffic impacts 
to the surrounding community. The proposed trash and recycling bins will be housed 
within an enclosure that will be accessible from the alley.

The R2 Zone requires a front yard setback of 15 feet, a side yard setback of 6 feet and 
a rear yard setback of 15 feet. The project has proposed to encroach into the front and 
side yard setbacks to orient the classroom building close to the street to maximize 
recreational opportunities elsewhere on the site, and to create a pedestrian oriented 
main entrance off of 102nd Street.
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A total of 2,705 square feet of new landscaping is proposed at the site that will include 
26 new trees. The project will also provide 8,475 square feet of outdoor play area and a 
flex drop-off/pick-up and additional play area. A total of 26 minimum 24-inch box trees 
will be planted along the perimeter of the site and along the street frontages to provide 
shade and a buffer between neighboring properties. The proposed location of the school 
building along with proposed landscaped buffers will ensure that the use will be 
compatible with the surrounding neighborhood.

The school will be operated by 37 teachers and administrative staff. Parking will be 
provided to accommodate all staff members and the additional parking will 
accommodate parents, teachers’ aids, vendors, and volunteers.

The project has been conditioned, herein, to ensure that the proposed arrangement of 
buildings, off-street parking facilities, and other such pertinent improvements will be 
compatible with existing and future development on neighboring properties.

c. That any residential project provides recreational and service amenities in order 
to improve habitability for the residents and minimize impacts on neighboring 
properties.

The proposed project does not contain any residential uses.

Environmental Findings

3. Determine based on the whole of the administrative record, that the Project is exempt from 
CEQA pursuant to CEQA Guidelines, Section 15332, Article 19 (Class 32), and there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant 
to CEQA Guidelines, Section 15300.2 applies;

4. Flood Insurance. 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 located in Zone 
C, areas of minimal flooding.


