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INITIAL 
SUBMISSIONS 

The following submissions by the public are in compliance with the Commission Rules and 
Operating Procedures (ROPs), Rule 4.3a. Please note that “compliance” means that the 
submission complies with deadline, delivery method (hard copy and/or electronic) AND the 
number of copies.  The Commission’s ROPs can be accessed at 
http://planning.lacity.org, by selecting “Commissions & Hearings” and selecting the 
specific Commission. 

The following submissions are not integrated or addressed in the Staff Report but have 
been distributed to the Commission. 

Material which does not comply with the submission rules is not distributed to the 
Commission.  

ENABLE BOOKMARKS ONLINE: 

**If you are using Explorer, you will need to enable  the Acrobat  toolbar to see 
the bookmarks on the left side of the screen. 

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you 
do not want to use the bookmarks, simply scroll through the file. 

If you have any questions, please contact the Commission Office at (213) 978-1300. 

http://planning.lacity.org/
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Jackson D. McNeill 

D: (310) 746-4424 

JMcneill@elkinskalt.com 

 

August 18, 2025 

VIA E-MAIL 

 

Central Area Planning Commission 

200 North Spring Street, 10th Floor 

Room 1010 

Email: apccentral@lacity.org 

 

Re: Appeal of:  TT-84566-CC-1A, TT-84566-C 

Address:   1451 South HI Point Street 

CEQA:  ENV-2024-3793-CE 

 Appellant(s):  Ilan Douek, 1459 Hi Point LLC 

 

Dear Commissioners: 

 Our office represents 1459 Hi Point, LLC (“Appellant”), which owns the real property 

located at 1459 South Hi Point Street within the City of Los Angeles (the “City”). Applicant seeks 

to convert eight existing residential units into condominiums (the “Project”). As explained below, 

the Project fails to provide required replacement low-income housing, violates certain tenant 

eviction protections and fails to comply with CEQA. Accordingly, Appellant respectfully requests 

that the Area Planning Commission (“APC”) uphold the appeal and deny the Project.  

I. The Project Fails to Provide Replacement Low-Income Housing 

The Housing Crisis Act of 2019 (Gov. Code § 66300 et seq.) requires one-for-one 

replacement of “protected” rental units in certain housing development projects, including 

condominium conversions. “Protected” units include those units “[o]ccupied by low-income 

households (≤80% AMI) within the past five years.” (Gov. Code § 66300.6(b)(1) [requiring 

replacement], 66300.5 [defining “protected units”].) 

 

Appellant believes that least one or more of the existing units are occupied or have been 

occupied by low-income tenants in the last five years. This triggers SB 8’s protections and requires 

the development to replace the protected unit(s) with one or more deed-restricted affordable units. 

The Decision, however, makes no mention of this obligation. Without a condition requiring 

compliance, the project will permanently remove low-income housing from the City’s inventory, 

in direct violation of section 66300(d). The Project should be denied.   
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II. The Project Violates the Tenant Eviction Protections 

The conversion of the rental units to condominiums necessarily contemplates (and the 

Code allows) evicting tenants after twelve months in order to sell the converted units. (See LAMC 

§ 12.95.2.G.6 [stating that the subdivider landlord “is not required to consent to continued tenancy 

beyond twelve months from the date of tentative map or preliminary parcel map approval”].) This 

violates state and local law.   

 

The Tenant Protection Act of 2019 (Civil Code § 1946.2) prohibits a landlord from 

terminating a residential tenancy without “just cause” once the tenant has occupied the unit for 12 

months (or certain combined periods). “Just cause” must be either at-fault (e.g., nonpayment, 

breach of lease) or no-fault (e.g., owner move-in, substantial remodel, compliance with a 

governmental order, etc.). 

 

Notably, a condominium conversion is not listed as a permissible “no-fault” ground under 

§ 1946.2(b)(2). The statute’s only potentially relevant ground, “intent to withdraw the residential 

real property from rental market,” applies only when the owner removes the property from rental 

use. Here, the Project merely allows the landlord to reoffer the units for sale. Afterward, the units 

can be rented again.  

 

More importantly, the City’s Just Cause Eviction Ordinance only permits tenancy 

terminations in limited circumstances. The only potentially relevant ground for termination allows 

landlord “to withdraw the residential real property permanently from rental housing use when the 

landlord is withdrawing from rent or lease all residential real property on the same parcel of land.” 

(LAMC § 165.03.I.3.) Here, however, nothing about a condominium conversion permanently 

removes a property from the rental housing market. Once the condominium conversion occurs, the 

property can be re-rented. The conversion should not be permitted.  

 

III. The Decision Does Not Comply With CEQA 

The Advisory Agency’s May 15, 2025 decision (“Decision”) determined that “the project 

is exempt from CEQA pursuant to CEQA Guidelines Article 19, Section 15301 (Class 1)….” 

(Decision, p. 1; see also id. at 11.) The Decision, however, provides no basis or reasoning for 

applying a Class 1 exemption, other than to say the exemption is “based on the whole of the 

administrative record.” (Decision, p. 11.) This is not enough. 

 

The agency must cite some evidence that the categorical exemption applies. As one court 

noted. “If the lead agency concludes a project is exempt from review, it must issue a notice of 
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exemption citing the evidence on which it relied in reaching that conclusion.” (Union of Medical 

Marijuana Patients, Inc. v. City of San Diego (2019) 7 Cal.5th 1171, 1186, emphasis added; cf. 

Tulare Lake Canal Co. v. Stratford Public Utility Dist. (2023) 92 Cal.App.5th 380, 400–401 [when 

an agency files a notice of exemption, it must include a brief statement of reasons to support the 

finding of exemption], citations omitted.) 

 

Without this information, the Decision’s mere reference to the administrative record cannot 

be used to support the Class 1 exemption. Until a fuller explanation for applying the Class 1 

exemption has been provided, CEQA has not been complied with. 

 

IV. Conclusion. 

For the foregoing reasons, the Area Planning Commission (“APC”) should grant the appeal 

and deny the Project.  

 Respectfully, 

 

 
 

JACKSON D. McNEILL 

Elkins Kalt Weintraub Reuben Gartside LLP 

 

Cc: Ricardo Vazquez (Ricardo.Vazquez@lacity.org)  

 

mailto:Ricardo.Vazquez@lacity.org



