
 

FIX THE CITY 

July 21, 2016 

Via Email:  James.K.Williams@LACity.org 

The Hon. David Ambroz, President, LA City Planning Commission                               

200 North Spring Street                                                                                                  

Los Angeles, CA 90012 

RE: 8150 SUNSET APPEAL OF VTT AND CPC APPROVALS 

Dear President Ambroz and Commissioners: 

We applaud the choice of Frank Gehry.  He is a national treasure.  Our objections 

focus on the requested entitlements, not the architecture.  The project overwhelms the 

adjacent community. It might be great in a Regional Center.  But this is not a Regional 

Center.   

We also support the project’s affordable housing.  We have asked that 8118 

Sunset be used for additional affordable housing and not incorporated into the project 

for free.  In fact, the Housing Element designates 8118 Sunset as appropriate for 

affordable housing.  It is zoned C4-1.  Use it for this purpose! 

Fix the City submits these comments in support of our appeal, and incorporates by 

reference all other documents submitted by the other appellants and the Applicant.  Our 

Appeal focuses on multiple violations of city and state law.   

1. We request additional time to submit comments for distribution to CPC on 

the Staff Report and Appeal Analysis, which were dated July 19, 2016.  

Comments are due by 11 AM July 21, 2016.  This is hardly due process for the 

public to receive and respond within 24+ hours to a 234-page document. 

 

2. The application is incomplete:  do not hear this case until it is complete. 

 A development agreement is required to use 8118 Sunset, a city-owned parcel.   

Fifty years ago it was purchased for $100,000.  It has value.  The City Charter 

and LAMC Real Property, Chapter 1, require Fair Market Value.  Not land grabs 

in the guise of a street improvement (which actually is far less safe). Use of city 

property must provide compensation to the taxpayers. 

 

 A Conditional Use application is required for density in excess of 35% (LAMC 

12.24 U.26, CP-3251-DB). 

 

 A Height District Amendment is required because the current designation is C4-

1D (1:1 FAR). (LAMC 12.32.H, LAMC 17.15, CP Form 7778). 

 

 A Street Vacation is required under state and city law.  Staff response is to claim 

that none was requested and therefore it was not before the Advisory Agency 
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does not make this lawful.  Indeed, the EIR Response (D716.2 Merger vs. 

Vacation”) made it clear that the closure was being done through the tract map 

(which is impossible since the street and 8118 Sunset are not part of the tract 

map).  Staff has contradicted itself.  The Advisory Agency certified the EIR.  The 

EIR stated the closure was through the tract map, not a B permit and revocable 

permit. 

 

The Appeal Response regarding a gift of public land misconstrues our point:  use 

of city property requires Fair Market Value and a Development Agreement.   

 

Use of land designated for affordable housing in the Housing Element requires 

reexamination of the proposal to incorporate this parcel, and to analyze in the 

EIR the impact on the Housing Element.  The project is claiming city land as its 

off-site open space.  That is chutzpah.  See EIR Table 4.I.3-2.  This land has 

value and its highest and best use is for affordable housing, not a sterile public 

plaza for a private party. 

 

Our point is that it must be requested because they propose to close to vehicular 

access a portion of a public street.  A B Permit is for a curb cut, not a street 

vacation.  Staff is derelict in not requiring a street vacation and a report from the 

City Engineer.  It has also ignored city and state law requiring the right turn of a 

commercial corner lot to be curbed, as it is presently.  Citations below. Of 

course, paving over a street is a vacation.  Complete Streets Program clearly 

opposes street vacations because they limit access for all modalities (MP 2035, 

p. 111). 

 

 Private easement owners within the 1905 Crescent Heights Tract must be made 

aware of the loss of their property rights to vehicular access over the turn lane 

shown on their tract map (California Streets and Highway Code Section 8353(b)). 

 

 State and Local laws (LAMC 17.05 and LAMC 12.37) require that the corner of a 

commercial lot on a highway be curved, just as it presently is.  This is a land 

grab, not a street improvement.  And it violates state laws:  California Streets 

and Highways Code Section 8320-8325, 8353(b) and Complete Streets. 

 

 Many of the required forms are missing from the Case File,  

 

 The Design Guidelines questionnaire in the Case File, with its boxes for “Staff 

Review” are unchecked.  There is no substantial evidence that staff reviewed the 

application. 
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 The Applicant claimed not once, but twice, that he was not vacating a portion of a 

public street (VTT Case File pp. 168, 181). 

 

 The EIR claimed that a vacation was not required because this was incidental to 

a merger and re-subdivision. The EIR also cited CF 01-1459, “a vacation in 

conjunction with a development project exceeding the threshold as set forth in 

LAMC Section 16.05 [Site Plan Review] may be rejected. “The letter for the City 

Attorney in that CF made it clear that all of the due process requirements of 

street vacation state law had to be followed. The street is not within the tract, so 

there is no merger and re-subdivision involving the street.  Only the ten air lots 

are merged and re-subdivided.  

 

 The Staff response to the Appeal claimed that noise was analyzed for delivery 

trucks.  However, a sensitive receptor [senior citizen residence] is located across 

the street from the commercial loading docks and it is not at all clear that impacts 

on these sensitive receptors was evaluated and mitigated, if required.   

 

 MP 2035 (p. 111) states that street vacations should be discouraged 

because they hamper access for multi-modalities. 

 

A CUP IS REQUIRED FOR DENSITY ABOVE 35% 

 LAMC 12.22 A.25 Affordable Housing Bonus Ordinance:  Off-Menu Incentives are for 

incentives NOT on the Menu (LAMC 12.22 A.25(g)(3) 

 Form CP 3251-DB:  A CUP and Findings required for density in excess of 35%. 

 LAMC 12.24 U.26   A CUP required for FAR in excess of 35% 

 LAMC 12.24 E:  CUP Findings/Justifications  

 The Master Land Use Application Checklist requires findings and justifications for 

incentives NOT on the menu.  The findings are not provided because the Applicant has 

claimed that the incentive is by-right – what he did not qualify for on-menu.  But Off-

Menu incentives are for incentives NOT on-menu. 

HEIGHT DISTRICT CHANGE REQUIRED 

 LAMC 12.32 Land Use Legislative Actions 

 LAMC 17.15 Vesting Tentative Map 

 Form CP 7778 

STREET VACATION REQUIRED  

 California Streets and Highways Code Section 8320-8325, 8353(b) 

 LA Charter & Administrative Code, Article 7, Vacation & Abandonment of Streets, Alleys, 

and other Public Places 

 LAMC 12.37 Highway and Collector Street Dedication and Improvement 
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 LAMC 17.05.D 4“Corner Cut-off “At all block corners the property line shall be 

rounded.  On all major and secondary highways, the corner shall have a 20-foot radius 

curve.  And on all other streets, a fifteen-foot radius curve; provided, however, that 

where commercial development is permitted, a diagonal cut-off of fifteen feet times 

fifteen feet in lieu of a 20-foot radius curve and a ten-foot-by-ten-foot cutoff in lieu of a 

15-foot radius curve may be used.  Industrial zones the curve shall have a minimum 

radius of at least 40 feet.”   LAMC 17. 05.D.5.  Curves.  Horizontal.  The centerline 

radii of curves shall be as large as possible, consistent with conditions.  All curves shall 

have a sufficient length to avoid the appearance of an angle.” 

  

GIFT OF PUBLIC LAND DESIGNATED FOR AFFORDABLE HOUSING 

 Project Open Space Table 4.I.3-2 (EIR) 

 Site Plan Review Instructions & Checklist CP-2152 

 LAMC Chapter 1, Real Property (Fair Market Value, Open Bidding) 

 LAMC 17.12 Park and Recreation Site Acquisition and Development Provisions 

 CP 3511 Open Space Checklist 

8118 SUNSET IS DESIGNATED FOR AFFORDABLE HOUSING IN THE HOUSING 

ELEMENT OF THE GENERAL PLAN (2013) 

 Map of Housing Element HCP 

PROJECT IS INCONSISTENT WITH AREA ZONING 

 Zimas Map shows C4-1D for adjacent properties along Sunset 

PROJECT DOES NO LONGER QUALIFIES FOR ELDP STATUS 

 Legislative Analyst’s Determination of Eligibility for ELDP Status, May 8, 2014 was 

based on an earlier alternative that increased commercial space that would create more 

jobs.  Commercial space has been reduced, not increased, in Alternative 9. 

MISSING FROM VTT 72370-CN CASE FILE 

1. CP-4043 Affordable Housing Affordable Housing Referral Form 
“This form is to serve as a referral to Planning Public Counter for affordable 
housing case filing purposes (in addition to the required Master Land Use 
Application and any other necessary documentation) and as a referral to 
HCIDLA, CRA, LA County, or other City agency for project status and entitlement 
need purposes. Please refer to Affordable Housing Incentives Guidelines for 
additional information on completing this form. This form shall be completed by 
the applicant and reviewed and signed by Planning staff.” 
 

2. CP 3251-DB Affordable Housing Density Bonus, per 12.22 A.25(g)(3(i)a) is required   
“Requests for Waiver or Modification of any Development Standards (s) Not on 
the Menu.”  
“The request shall be made on a form provided by the Department of City Planning 
[CP 3251-DB], accompanied by applicable fees, and shall include a pro forma or other 
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documentation to show that the waiver for modification of any development standards(s) 
are needed in order to make the Restricted Affordable Units economically feasible.” 
 

3. Form CP-3251 Density Bonus CUP: 
“Conditional Use Permit for Greater than 35% Density Bonus: LAMC 12.24 U.26 – 
Density Bonus requests for Housing Development Projects in which the density increase 
is greater than the maximum permitted in LAMC Section 12.22 A.25 shall also find that:  

 
1. 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;  

 
2. 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;  

 
3. The project substantially conforms with the purpose, intent and provision of the 

General Plan, the applicable community plan, and any applicable specific plan.  
 

4. The project is consistent with and implements the affordable housing provisions of 
the Housing Element of the General Plan;  

 
5. The project contains the requisite number of affordable and/or senior citizen units 

as set forth in California Government Code Section 65915(b); and  
 

6. The project addresses the policies and standards contained in the City Planning 
Commission’s Affordable Housing Incentives Guidelines. “ 

 
4. “SPECIALIZED REQUIREMENTS: When filing any of the above applications, the 

following items are required in addition to those specified in the Master Filing Instructions 
form (CP-7810).” 
  

1. Affordable Housing Referral Form: Provide the original Affordable 
Housing Referral Form (CP-4043) reviewed and signed by Department of 
City Planning, Case Management staff prior to case filing.  

 
3. Pre-Filing Review: Requests for a Density Bonus with off-menu 

incentives, a Conditional Use Permit for >35% Density Bonus, or a Public 
Benefit Project require consultation with staff assigned to the geographic 
area in which the project is located prior to the filing of your application. An 
appointment is required for this review. DCP’s current Assignment List and 
Staff Directory, with contact information, can be found at 
http://planning.lacity.org under the “About” tab.  

    
6. Citywide Design Guidelines Checklist:  This IS included in the case                              
file, but the boxes for staff review are empty. 

 
5. “Density Bonus/Affordable Housing Incentives Program Determination (12.22 

A.25(g)(2)(ii):   
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“For Housing Development Projects that qualify for a Density Bonus and for 
which the applicant requests up to three incentives listed in Paragraph (f), above, 
and that require other discretionary actions, the applicable procedures set forth in 
Section 12.36 of this Code shall apply.” 

a. “The decision must include a separate section clearly labeled Density    
Bonus/Affordable Housing Incentives Program Determination.” 

 
Given the deadline imposed to distribute testimony to every Commissioner, we hereby submit 
these comments, and reserve the right to submit additional comments, and urge that due to the 
insufficient time given the public to respond, that we have those additional comments also 
distributed to the Commission.  We understand that additional comments will be part of the 
administrative record, but we really seek to inform the Commission. 
 
Sincerely, 

Laura Lake 
Laura Lake, Ph.D. 
Fix the City 


