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ATTN: Emailisfromanexternalsource; Stop, Look, andThinkbeforeopeningattachmentsorlinks.   

PublicCommentJune12021CouncilMeeting

MayorandCouncil:  

BCHDhasmadeitquiteclearthatBCHDbelievesthevalueofthe514buildingisnegative. Thatis, BCHDhasclaimed514
hasseismicflawsthatrequireeithera $100Mrenovationordemolition.  WhileBCHDisinfactincorrectinitsassertion,  
nonetheless, BCHDhastakenthatstancepublicly. The510and520buildingsareleaseholdsonly, andthevalueofthe
leasesiseasilycomputed.  Finally, theparceliszonedPublicanddoesnotallowforany "byright" commercial, forprofit
use.  Assuch, thevalueofthelandismodest.    

TheCityshouldconsidercondemnationofBCHDcampus. ItwouldhaveamodestcostandtheCitycouldbuild
affordablehousingonpartofthesite.  UnlikeBCHD, theCityisatrustworthycounterpartyfortheresidentsanda
fiduciary. TheCitycouldquiteeasilybuild250unitswithoutexceeding4storiesandwithamplesetbacks.  

Ihavepastedamorecomprehensivediscussionbelow.  

RedondoBeachAffordableHousingvs. Non-Resident $12,500/monthAssistedLiving

Thequestionisclear, asistheanswer. RedondoBeach’spubliclandshouldbeusedforthebenefitofRedondoBeach,  
nottohousewealthynon-residentsinBCHDscommercialdevelopment.  

BCHDAlternativeUseforAffordableLiving, RHNACompliance, andRedondoBeachBenefit

Sinceitsinception, BCHDhasfailedtoevaluateitsnetbenefitstothecommunityinanyCDCPublicHealth-approved
mannerandthusBCHDhasnoevidencethatitspastorfutureoperationsbenefitRedondoBeachbeyondthedamagesit
inflictsandhasinflictedforover60years. BCHDhasassertedthatthe514buildinghasanegativevalueandmustbe
demolished. The510and520buildingsareeasilyvaluedthirdpartyleaseholds. ThelandisRedondoBeachPublicland
usewithno “byright” commercialuseandlimitedotherusesandisthereforeofmodestvalue.  

Throughcondemnation, theCitycanacquiretheparcel, buildingsandleases; demolish514; andbuildmoderatedensity
affordableRHNAcomplianthousinginaresponsiblemanneratmodestheightswithgeneroussetbacks. BCHD’s $12,500
permonthrentRCFEwithover90% non-RedondoBeachresidentshasbeendubbedtheWealthyLivingCampus
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BCHDhasdemonstrateditselftonon-responsivetothesurroundingneighborhoods, ignoring1,200+ residentsvoicesin
a2019petition, andsubsequentlyincreasingitscommercialRCFEfrom60-feetto103-feettall, andincreasingthe
overall, above-groundcampusplanfrom729,000sqftto793,000sqft.   

OnlytheCityofRedondoBeachincooperationwiththeCityofTorrancecanbetrustedtodevelopresponsiblyandto
providenetbenefitstotheresidentsofRedondoBeach.  

ThereisNOEVIDENCEthatBCHDprojectcanprovideNETBENEFITStoRedondoBeach

TheBCHDplanforRCFEestimatesapproximately5% tenancyfrom90277, approximately8% tenancyfromallof
RedondoBeach, andonly20% tenancyforallthreeBeachCitiescombined. Thus, BCHDownconsultantdemonstrates
thatRedondoBeachsuffersthevastpreponderanceofthedamagesofBCHDaction, butonlyatrivialportionofthe
benefits.  

BCHDcannotdemonstratethatitprovidesNETBENEFITScurrentlytoRedondoBeach

BCHDhasalreadyassertedtotheRedondoBeachCityAttorney, absentanyevidence, thatitwilltaketheminimalprofit
thatitreceivesasaminorityjointventurepartnerinthecommercial, $12,500permonthRCFEandgeneratemore
benefitsforRedondoBeachthanthedamagesitinflictstotheenvironment, health, andeconomichomevalues. Pera
CaliforniaPublicRecordsActresponse, BCHDhasadmittedthatsinceinception, ithasfailedtobudget, conductcost- 
accounting, orcost-effectivenessanalysesforitsprograms. Itisonlynowbeginningthatprocess, andgivenBCHDdismal
historictrackrecord, itwillbeadecadebeforetheygaintheinstitutionknowledgetoconductaCDC-compliantcost
analysisprogram.   

Assuch, BCHDhasnoempiricalevidencethatitcurrentlygeneratesanyresidualbenefittoRedondoBeachfromits
14.9Mannualtaxpayerbudget. Therefore, thereisnocredibilitytoanyBCHDassertionthatitcangeneratenet

benefitsfromits103-foottall, 800,000sqftproposedfacilities.   

CondemnationbyRedondoBeachwouldprovidemaximumbenefittoresidents

ACityofRedondoBeachcondemnationactionagainsttheBCHDcampusisanappropriatealternativetoBCHDs $12,500
permonthassistedlivingwith80%+ non-residentoccupancy. RedondoBeachhasnoobligationtomeet, orevenreview,  
BCHDsoverlyrestrictive, interlockingProjectObjectivesintheirDEIR. ThisactionwouldlikelyrequireitsownEIRbythe
City, acompetentandexperiencedleadagency, unlikeBCHDthatshirkeditsleadagencyresponsibilityforthe510and
520medicallofficebuildings.  

CondemnationcouldbeveryinexpensivetotheCity
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BCHDassertsthatthenetpresentvalue (NPV) ofthe514buildingisnegativeandthatitmustbedemolished. Assuch,  
rd514wouldreducetheoveralltransactioncost. 510and520are3 party-ownedleaseholdsanditwouldbetrivialto

valuethenetproceedsoftheleaseandtocomputeanNPV. BCHDhasnoRIGHTtoaconditionalusepermit, onlythe
privilegeofrequestingit, therefore, thevaluationoffuturepossible, butnot “byright” usesisirrelevant. Thelandis
zonedRedondoBeachPublicandhasverylimited “byright” uses, therefore, landvaluecouldalsobeappraisedatalow
figure.  

ParcelreuseforRedondoBeachRHNArequirementsbestservesresidents

BCHDhassuggestedusingthesitetomeetRHNArequirementsfortheCityofRedondoBeach. Clearlythatsuggestionby
BCHDwasmisdirectiononly, asitisclearthatassistedlivingwithcommunalservicesat $7500-12500ormorepermonth
rentfulfillsnoneoftheobjectivesofRHNA. BCHDfullawarethatitwasmisleadingthepublicinCEOBakaly’sletterto
theeditor.  

Thatsaid, theBCHDsitecouldbeusedforCity-owned, low-incomehousingthatwouldnotburden90278andwould
meet5-10% oftheCityofRedondoBeach’sRHNAallocation.  

TheCityofRedondoBeachshouldcondemntheBCHDparcelsanddistributethecondemnationfundsproportionateto
taxbasetothecities. ThecitiescanthendecideiftheyshouldcontinuetofundBCHDornot. Ifthatisnotfeasible, then
theCityofRedondoBeachwoulddistributethecourt-orderedcondemnationvaluetoBCHD. Theexistingbuildingsand
leaseswouldtransfertotheCityofRedondoBeachandtheCitywouldcollectrentsfromthetwomedicalbuildings.  

TheCitycouldthendemolishthehospitalandaccessorystructuresandprepareforRHNAhousingusingapproximately
35-40unitsperacreinnotmorethan4-storybuildingswithgeneroussetbacksfromthesurroundinglanduses. That
wouldyieldabout250unitsforlowincomehousingandtheCitycouldusethemedicalbuildingrentrevenues, along
withbondrevenuestopayforthelowincomehousingandassociatedexpenses.  

OnlytheCitywillresponsiblyprotecttheneighborhoods

BCHDoriginallyplannedtoplaceabufferofparkingaroundthesitetoprotectlocalneighborhoodsbutthenreneged.  
TheCitywouldbeamuchmoretrustworthycounter-party, andwouldnotbothincreasetheamountofaboveground
buildingsandraisebuildheightsbyover70% inresponseto1,200localresidentpetitionerobjectingtothe60-foot,  
729,000sqftdesign (note: BCHDincreasedtheirDEIRplanto103-feetand793,000sqftofabove-groundbuildingsby
deleting160,000sqftofundergroundparkingfromtheirplan.)  

RedondoBeachshoulddenyBCHDCUPandinitiateareviewforcondemnation
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ThisalternativebetterservestheCityofRedondoBeachanditshousingneeds. Separately, theCitiescandecidethe
futureofBCHD, ifany.  
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RedondoBeachAffordableHousingvs. Non-Resident $12,500/monthAssistedLiving
Thequestionisclear, asistheanswer. RedondoBeach’spubliclandshouldbeusedforthebenefitof
RedondoBeach, nottohousewealthynon-residentsinBCHDscommercialdevelopment.  

BCHDAlternativeUseforAffordableLiving, RHNACompliance, andRedondoBeachBenefit
Sinceitsinception, BCHDhasfailedtoevaluateitsnetbenefitstothecommunityinanyCDCPublic
Health-approvedmannerandthusBCHDhasnoevidencethatitspastorfutureoperationsbenefit
RedondoBeachbeyondthedamagesitinflictsandhasinflictedforover60years. BCHDhasasserted
thatthe514buildinghasanegativevalueandmustbedemolished.  The510and520buildingsare
easilyvaluedthirdpartyleaseholds. ThelandisRedondoBeachPubliclandusewithno “byright”  
commercialuseandlimitedotherusesandisthereforeofmodestvalue.  

Throughcondemnation, theCitycanacquiretheparcel, buildingsandleases; demolish514; andbuild
moderatedensityaffordableRHNAcomplianthousinginaresponsiblemanneratmodestheightswith
generoussetbacks.  BCHD’s $12,500permonthrentRCFEwithover90% non-RedondoBeach
residentshasbeendubbedtheWealthyLivingCampus

BCHDhasdemonstrateditselftonon-responsivetothesurroundingneighborhoods, ignoring1,200+  
residentsvoicesina2019petition, andsubsequentlyincreasingitscommercialRCFEfrom60-feetto
103-feettall, andincreasingtheoverall, above-groundcampusplanfrom729,000sqftto793,000sqft.    

OnlytheCityofRedondoBeachincooperationwiththeCityofTorrancecanbetrustedtodevelop
responsiblyandtoprovidenetbenefitstotheresidentsofRedondoBeach.  

ThereisNOEVIDENCEthatBCHDprojectcanprovideNETBENEFITStoRedondoBeach
TheBCHDplanforRCFEestimatesapproximately5% tenancyfrom90277, approximately8%  
tenancyfromallofRedondoBeach, andonly20% tenancyforallthreeBeachCitiescombined.  Thus,  
BCHDownconsultantdemonstratesthatRedondoBeachsuffersthevastpreponderanceofthe
damagesofBCHDaction, butonlyatrivialportionofthebenefits.  

BCHDcannotdemonstratethatitprovidesNETBENEFITScurrentlytoRedondoBeach
BCHDhasalreadyassertedtotheRedondoBeachCityAttorney, absentanyevidence, thatitwilltake
theminimalprofitthatitreceivesasaminorityjointventurepartnerinthecommercial, $12,500per
monthRCFEandgeneratemorebenefitsforRedondoBeachthanthedamagesitinflictstothe
environment, health, andeconomichomevalues. PeraCaliforniaPublicRecordsActresponse, BCHD
hasadmittedthatsinceinception, ithasfailedtobudget, conductcost-accounting, orcost-effectiveness
analysesforitsprograms. Itisonlynowbeginningthatprocess, andgivenBCHDdismalhistorictrack
record, itwillbeadecadebeforetheygaintheinstitutionknowledgetoconductaCDC-compliantcost
analysisprogram.  

Assuch, BCHDhasnoempiricalevidencethatitcurrentlygeneratesanyresidualbenefittoRedondo
Beachfromits $14.9Mannualtaxpayerbudget. Therefore, thereisnocredibilitytoanyBCHD
assertionthatitcangeneratenetbenefitsfromits103-foottall, 800,000sqftproposedfacilities.  

CondemnationbyRedondoBeachwouldprovidemaximumbenefittoresidents
ACityofRedondoBeachcondemnationactionagainsttheBCHDcampusisanappropriatealternative
toBCHDs $12,500permonthassistedlivingwith80%+ non-residentoccupancy. RedondoBeachhas
noobligationtomeet, orevenreview, BCHDsoverlyrestrictive, interlockingProjectObjectivesin
theirDEIR. ThisactionwouldlikelyrequireitsownEIRbytheCity, acompetentandexperiencedlead



agency, unlikeBCHDthatshirkeditsleadagencyresponsibilityforthe510and520medicalloffice
buildings.  

CondemnationcouldbeveryinexpensivetotheCity
BCHDassertsthatthenetpresentvalue (NPV) ofthe514buildingisnegativeandthatitmustbe

rddemolished.  Assuch, 514wouldreducetheoveralltransactioncost. 510and520are3 party-owned
leaseholdsanditwouldbetrivialtovaluethenetproceedsoftheleaseandtocomputeanNPV. BCHD
hasnoRIGHTtoaconditionalusepermit, onlytheprivilegeofrequestingit, therefore, thevaluationof
futurepossible, butnot “byright” usesisirrelevant. ThelandiszonedRedondoBeachPublicandhas
verylimited “byright” uses, therefore, landvaluecouldalsobeappraisedatalowfigure.  

ParcelreuseforRedondoBeachRHNArequirementsbestservesresidents
BCHDhassuggestedusingthesitetomeetRHNArequirementsfortheCityofRedondoBeach.   
ClearlythatsuggestionbyBCHDwasmisdirectiononly, asitisclearthatassistedlivingwith
communalservicesat $7500-12500ormorepermonthrentfulfillsnoneoftheobjectivesofRHNA.   
BCHDfullawarethatitwasmisleadingthepublicinCEOBakaly’slettertotheeditor.  

Thatsaid, theBCHDsitecouldbeusedforCity-owned, low-incomehousingthatwouldnotburden
90278andwouldmeet5-10% oftheCityofRedondoBeach’sRHNAallocation.  

TheCityofRedondoBeachshouldcondemntheBCHDparcelsanddistributethecondemnationfunds
proportionatetotaxbasetothecities.  ThecitiescanthendecideiftheyshouldcontinuetofundBCHD
ornot.  Ifthatisnotfeasible, thentheCityofRedondoBeachwoulddistributethecourt-ordered
condemnationvaluetoBCHD.  TheexistingbuildingsandleaseswouldtransfertotheCityof
RedondoBeachandtheCitywouldcollectrentsfromthetwomedicalbuildings.  

TheCitycouldthendemolishthehospitalandaccessorystructuresandprepareforRHNAhousing
usingapproximately35-40unitsperacreinnotmorethan4-storybuildingswithgeneroussetbacks
fromthesurroundinglanduses. Thatwouldyieldabout250unitsforlowincomehousingandtheCity
couldusethemedicalbuildingrentrevenues, alongwithbondrevenuestopayforthelowincome
housingandassociatedexpenses.  

OnlytheCitywillresponsiblyprotecttheneighborhoods
BCHDoriginallyplannedtoplaceabufferofparkingaroundthesitetoprotectlocalneighborhoods
butthenreneged. TheCitywouldbeamuchmoretrustworthycounter-party, andwouldnotboth
increasetheamountofabovegroundbuildingsandraisebuildheightsbyover70% inresponseto
1,200localresidentpetitionerobjectingtothe60-foot, 729,000sqftdesign (note:  BCHDincreased
theirDEIRplanto103-feetand793,000sqftofabove-groundbuildingsbydeleting160,000sqftof
undergroundparkingfromtheirplan.)  

RedondoBeachshoulddenyBCHDCUPandinitiateareviewforcondemnation
ThisalternativebetterservestheCityofRedondoBeachanditshousingneeds.  Separately, theCities
candecidethefutureofBCHD, ifany.  


