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RECOMMENDATIONS 

1. Authorize a cash payment in-lieu of the child care facilities otherwise required to be 
provided by the Target Retail Center Project (Project) pursuant to Section G of the 
VermontlWestern Transit Oriented District Specific Plan/Station Neighborhood Area Plan 
Specific Plan; 

2. Approve a proposed in-lieu fee payment of One Million Two Hundred Thirteen Thousand 
Five Hundred Dollars ($1,213,500.00) by the Project; 

3. Authorize the Department of Recreation and Parks' (RAP) Chief Accounting Employee 
to deposit the in-lieu fee payment into the VermontlWestern Station Neighborhood Area 
Plan Child Care Trust Fund (Fund 52T); 

4. Find that the creation and appropriation of the in-lieu cash payment is not subject to the 
requirements of the California Environmental Quality Act (CEQA) as a project; and, 

5. Authorize the RAP Chief Accounting Employee to make technical corrections as 
necessary to carry out the intent of this Report. 
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SUMMARY 

The Target Retail Center Project (Project) is a new multi-tenant commercial retail building 
proposed to be developed on a 168,869 square-foot lot located at 5500 West Sunset Boulevard, 
in the East Hollywood community of the City. The Project scope includes the demolition of 
59,561 square feet of single-story buildings, electrical substation, and surface parking lot 
existing at this site and the construction of a three level retail shopping center of 194,749 gross 
square feet, which would consist of an approximately 163,862 square foot Target store along 
with 30,887 square feet of other smaller retail and food uses. 

The Project is located within the Hollywood Community Plan and within Subarea F of the 
VermontlWestern Transit Oriented District Specific Plan/Station Neighborhood Area Plan 
Specific Plan (SNAP). 

The Project was considered by the City Planning Commission on November 12, 2015 
(CPC-2015-74-GPA-SP-CUB-SPP-SPR) and was approved by the Los Angeles City Council on 
June 24, 2016 (Council File No. 16-0033). 

Condition No. 47 of the Project's Conditions of Approval, as approved by the Los Angeles City 
Council, IS as follows: 

Childcare Facility Requirements. Prior to the issuance of a Certificate of Occupancy 
for the project, for every 50 square feet of net, usable, non-residential floor area, the 
project shall provide one square foot of Childcare Facility, plus Ground Floor Play Area, 
pursuant to Section G of the Station Neighborhood Area Plan (SNAP). A 3,895 square
foot indoor Childcare Facility, plus the required amount of Ground Floor Play Area, shall 
be required. At the Applicant's request, the Board of Recreation and Parks Commission 
may authorize a cash payment in lieu of some or all of the minimum indoor square 
footage and play area required in Subsection 6.G. Should the applicant request to utilize 
the in lieu fee option, the applicant shall be required to pay the City the full cost of 
consultant services to evaluate the project childcare needs of the proposed project. In 
lieu cash payments for indoor child care space and outdoor play areas shall be 
deposited in the City's Child Care Trust Fund, as stipulated by the SNAP. 

Note that the Childcare Facility is meant to accommodate the child care needs of the Project 
employees for pre-school children , including infants, and not for customers or the general 
public. 

VermontlWestern Transit Oriented District Specific Plan/Station Neighborhood Area Plan 
(SNAP) 

The SNAP was established in 2001 and covers an approximately 2.2 square mile area within 
the Hollywood and Wilshire communities. The SNAP was created for the purpose of making the 
neighborhood more livable, economically viable, and pedestrian and transit friendly. 

The SNAP is a part of the City's General Plan and contains both land use regulations and 
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project development guidelines and standards. In general, projects located within the SNAP are 
required to comply with applicable provisions of the SNAP, unless otherwise granted an 
exception from a SNAP provision by the City Planning Commission and/or the Los Angeles City 
Council. 

The Department of Recreation and Parks (RAP) currently has jurisdiction over three public 
parks within the boundaries of the SNAP: 

Barnsdall Park. A 14.59 acre community park; located at 4800 Hollywood Boulevard, which 
features the Barnsdall Art Center, Junior Arts Center, Municipal Art Gallery, Galley Theater, 
and the Hollyhock House. 

Madison West Park. A 0.52 acre neighborhood park, located at 464 North Madison 
Avenue, which features a children's play area, covered picnic tables, and a small open field. 

1171-1177 Madison Avenue. A 0.56 acre neighborhood park, located at 1171-1177 
Madison Avenue, which is currently undeveloped but is proposed to be developed with a 
community garden and a public park. 

VermontlWestern Transit Oriented District Specific Plan/SNAP Childcare Facility Requirements 

SNAP Section 6.G requires all commercial and mixed-use projects located in Subareas B, C, D, 
and F of the SNAP with One Hundred Thousand (100,000) net square feet or more of non
residential floor area to include child care facilities to accommodate the child care needs of 
project employees for pre-school children, including infants. 

SNAP Section 6.G.2 requires that the child care facility be used for that purpose for the life of 
the project, and that the child care facility be located on the ground floor of a project unless 
otherwise permitted by State Law. 

SNAP Section 6.G.3 permits the child care facility to be located off-site of a project, provided 
that it is located within 5,280 feet (one mile) of a project. 

Condition NO. 4 7 of the Project's Conditions of Approval, as approved by the Los Angeles City 
Council, allows the Project's applicant to request that RAP authorize a cash payment in-lieu of 
some or all of the minimum indoor square footage and play area required to be provided 
pursuant to SNAP. It should be noted that RAP is not required to approve an applicant's 
request, and RAP's denial of a request would not relieve or eliminate a the Project's child care 
facility requirements under SNAP. 

SNAP Section 6.G.7 requires any project that is to provide a child care facility pursuant to SNAP 
to submit an annual report to RAP documenting the annual number of children served by their 
child care facility. It also states that RAP is responsible for monitoring a project's compliance 
with SNAP Section 6. G and that the Department of Building and Safety is responsible for 
enforcing a project's compliance with those requirements . 
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VermontlWestern Station Neighborhood Area Plan Child Care Trust Fund 

Los Angeles Administrative Code Section 5.530 requires that any in-lieu fees collected pursuant 
to SNAP Section 6.G.4 be deposited into VermontlWestern Station Neighborhood Area Plan 
Child Care Trust Fund (Child Care Trust Fund). Any funds deposited into the Child Care Trust 
Fund are to be administered and managed by RAP, with the concurrence of the President of the 
City Council. 

Pursuant to Los Angeles Administrative Code Section 5.530 C, these in-lieu fees can only be 
expended for the purpose of (1) acquiring facilities, developing, improving, and operating child 
care programs physically located within the boundaries of the SNAP, and (2) providing financial 
assistance with child care payments to qualified parents in the area, as determined by RAP. 
RAP is authorized to make expenditures from the Child Care Trust Fund with the concurrence of 
the President of the City Council, and in accordance with the guidelines of SNAP. Additionally, 
RAP is required to publically report on the status of the Child Care Trust Fund, including details 
on all receipts and expenditures of the Child Care Trust Fund and of the status of projects 
funded by the Child Care Trust Fund, within 180 days after the end of each Fiscal Year. 

The balance of the Child Care Trust Fund (Fund 52T) is, as of July 14, 2016, Five Hundred 
Eighty-Five Thousand, Three Hundred Seventy-Nine Dollars ($585,379.00) . 

Proposed In-Lieu Fee 

On October 30, 2015, representatives of Target Corporation sent a letter to the Board of 
Recreation and Park Commissioners (Board) formally requesting that the Board authorize the 
payment of a fee in-lieu of the otherwise required childcare facilities. 

As previously noted, SNAP allows for an in-lieu fee payment and requires RAP to make a final 
determination if an in-lieu fee payment is requested by a project applicant. However, SNAP 
does not provide a traditional fee formula for the calculation of in-lieu fee payments and SNAP 
provides no guidance on how RAP is to calculate or determine the efficacy of the in-lieu fee. 

In order for the Board to authorize a cash payment in-lieu of some or all of the indoor childcare 
facility and outdoor play area space required to be provided pursuant to SNAP Section 6.G, the 
Board would need to determine and adopt an in-lieu fee. In order to do so, the Board would 
need to demonstrate that the proposed in-lieu fees are roughly proportional to the level of 
impact created by the project and find that there is an essential nexus between a project and the 
impact on the need for child care facilities. 

HR&A Report. HR&A Advisors, Inc. (HR&A) was retained by Target Corporation to 
devise an in-lieu fee formula that could be applied to the Project based on HR&A's 
experience preparing and reviewing a variety of development impact fees, including child 
care requirements and fees, and HR&A's familiarity with nexus studies prepared by 
certain other jurisdictions in California that impose similar child care facility requirements 
on new developments. HR&A, using a series of calculation factors derived from available 
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surveys of employees and their child care preferences, and "nexus" studies prepared to 
support related child care requirements in the City of West Hollywood, City and County 
of San Francisco, and the City of Santa Monica, determined that the Project's Two 
Hundred and Fifty (250) employees would generate a demand for eight (8) spaces for 
pre-school age children. The HR&A Report estimated that the total cost to develop a 
new 60-space child care center within the SNAP boundaries, inclusive of land 
acquisitions costs, is Three Million, Six Hundred Twenty-Nine Thousand, One Hundred 
Dollars ($3,629,100.00) , or about Sixty Thousand , Five Hundred Dollars ($60,500.00) 
per space. 

In summary, the HR&A Report recommended total in-lieu fee of Four Hundred Eighty
Four Thousand Dollars ($484,000.00). This recommended fee was derived by 
multiplying the per space cost of Sixty Thousand, Five Hundred Dollars ($60,500.00) by 
the estimated Project generated demand for eight (8) new child care spaces near where 
Project employees work. 

On March 22, 2016, the City Council approved a motion authorizing and instructing the City 
Administrative Officer to hire a consultant to evaluate the projected childcare needs of the 
Project with respect to the requirements of the SNAP, and requesting the Board of Recreation 
and Parks Commissioners to consider the Project at the Board's next regularly scheduled 
meeting once the evaluation is completed (Council File No. 16-0033-S1). 

EPS Study. Economic & Planning Systems, Inc., (EPS) was retained by the City to peer 
review the HR&A Report. EPS's peer review involved reviewing the HR&A Report, and 
speaking with City staff and the assigned City Attorney to understand the Project 
background, and discussing key assumptions with the primary author of the HR&A 
Report. The EPS Study found that the Project's Two Hundred and Fifty (250) employees 
would generate a demand for fifteen (15) new spaces for pre-school age children, 
compared to the eight (8) spaces estimated in the HR&A Report. Additionally, the EPS 
Study noted that the cost estimates found in the HR&A Report for the acquisition and 
development of a new state-licensed childcare center were based on dynamic data that 
is subject to change over time based on economic and market conditions. The EPS 
Study provided updated land acquisition cost data that found that the median price per 
square foot for land in the area of the Project had risen since the time the HR&A Report 
was completed. The EPS Study found that this identified increase in land acquisition 
costs would potentially increase the overall cost to develop a child care center from Sixty 
Thousand, Five Hundred Dollars ($60,500.00), as stated by the HR&A Report, to about 
Eighty Thousand, Nine Hundred Dollars ($80,900.00) per space. 

In summary, the EPS Study recommended that a total in-lieu fee range between Nine 
Hundred Seven Thousand, Five Hundred Dollars ($907,500.00) and One Million, Two 
Hundred Thirteen Thousand, Five Hundred Dollars ($1,213,500.00). This recommended 
fee range was derived by multiplying the per space cost of between Sixty Thousand, 
Five Hundred Dollars ($60,500.00) to Eighty Thousand, Nine Hundred Dollars 
($80,900.00) by the estimated Project generated demand for fifteen (1 5) new child care 
spaces near where Project employees work. 



BOARD REPORT 

PG. 6 NO. 16-189 

RAP Staff recommends that, if the Board authorizes a cash payment in-lieu of the child care 
facilities otherwise required to be provided by the Project, the Board approve a proposed in-lieu 
fee of One Million, Two Hundred Thirteen Thousand, Five Hundred Dollars ($1,213,500.00) 
since that fee amount, as determined by the EPS Study, is most reflective of the current costs to 
fully develop a child care center within the SNAP boundaries. 

ENVIRONMENTAL IMPACT STATEMENT 

RAP Staff has determined that creation and appropriation of the in-lieu cash payment is strictly 
a funding mechanism for the provision of childcare services required as a condition of the 
Target Development, which does not involve any commitment to any specific childcare project 
that may result in a potentially significant physical impact on the environment. Therefore, the in
lieu cash payment is not project subject to the California Environmental Quality Act (CEQA) 
pursuant to Section 15378 (b)(4) of the State CEQA Guidelines. Once a project has been 
developed for providing the required childcare services, appropriate CEQA compliance will be 
conducted for approval of the project. 

FISCAL IMPACT STATEMENT 

Adoption of this report will have a minor fiscal impact on RAP due to the annual reporting 
requirements required pursuant to the requirements of Los Angeles Administrative Code 
Section 5.530 and California Government Code Section 66000, et seq. 

This Report was prepared by Darryl Ford, Senior Management Analyst I, Planning, 
Construction, and Maintenance Branch. 

LIST OF ATTACHMENTS 

1. Map of the SNAP Boundaries 
2. Letter from Representative of Target Corporation Requesting to Pay an In-Lieu Fee 
3. HR&A's Report, "Estimation of a Child Care Facility In-Lieu Fee for the Target Development 

at Sunset Boulevard and Western Avenue", dated September 29,2015 
4. City Council Motion Requesting that the Board consider Target's In-Lieu Fee Proposal 
5. EPS Peer Review Study, "Peer Review of HR&A Estimate of Childcare In-Lieu Payment for 

Target Development" , dated June 20, 2016 














































































































