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Peter Matiss  
1389 Frackelton Place 

Los Angeles, CA 
90041 

August 11th, 2022. 
 
Planning Commissioner  
C/o Mr. More Song 
City Planning Associate,  
200 N. Spring Street, 
Los Angeles, CA 90012 
 
Case #: ZA-2021-9842-ZV-ZAA 
Case #: ENV-2021-9843-CE 
 

RE: Reasonable Accommodation Request to Deny Land-Split and Variances  
 

Approval of land-split will result in Eminent Danger to Julian Hatcher, 
a minor with a disability and the loss of his RSO Protections and Long-term housing. 

 
Land-split is a Violation of Julian Hatcher’s rights under 42 U.S. Code § 3604, FHA, ADA,  

Los Angeles Municipal Code Section 12.22 A. 27, CP-7771.1 
requirement for affirmative action 

and accommodation of a reasonable request. 
 

 
 

Dear Mr. Song, 

On May 25th, 2022, the Los Angeles Planning committee was verbally apprised of the impact 
the lot split would have on Julian Hatcher, an RSO protected minor with a disability. 

The Committee, Julia Tsao and Jeffrey Yee, the property owners/landlords were asked to cease 
and desist on the land-split as if the split is approved, it will undermine Julian’s RSO tenant 
rights, jeopardize his housing and violate his rights, and the rights of other disabled persons to 
equal housing as granted by the Americans with Disabilities Act. The request was a reasonable 
accommodation as the property owners/landlords purchased 1389 Frackelton Place with 
Julian and his mother as long-term RSO tenants in place.  
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It is my understanding that LA Planning is inclined to agree to the land split and waive set-
back, parking and CEQA requirements per the property owners/landlord’s request.  If this is 
allowed to happen, LA Planning will have clearly favored the property owners/landlord’s 
brazen economic interest over Federal and California requirements for reasonable affirmative 
actions to preserve Julian’s right to Equal Housing.  

In requiring an ADU to be built on 1389 Frackelton Place, LA Planning is doubling down on a 
land-split fueled by the property owners/landlord’s economic interests over the rights of the 
Disabled and adding accessibility, fire-risk and CEQA risks and hazards without consideration 
for the context of the site or Julian Hatcher.  

Reasonable Accommodation: Deny the land-split and Requested Variances 

Los Angeles Municipal Code Section 12.22 A. 27, CP-7771.1 

We ask that LA Planning deny the land-split formally. The request is a Reasonable 
Accommodation for Julian and meets the three-part test as required to enforce Federal ADA,  
FHA and  Los Angeles Municipal Code Section 12.22 A. 27, CP-7771.1 
of Los Angeles Planning’s ordinances:  

1) Reasonable Test: We are asking the LA Planning to deny the 
property/landlords request on the basis LA Planning is required to waive 
property off-set requirements, CEQA impact research and parking 
requirements that would otherwise result in a denial of the land-split. In 
other words, if LA Planning does nothing, Julian Hatcher’s interest and rights 
will remain as they are, unchanged. If the land-split is approved, Julian is will 
be at risk of Imminent Danger from the loss of his long-term housing. 
 Title 22, 22.194.070 

2) Necessity Test: We are asking LA Planning to deny property/landlord’s 
request as the property split will result in a loss of Julian Hatcher’s rights 
currently afforded to him by the RSO. If Julian loses his RSO status, both he 
and his mother will be in eminent danger of displacement from their home 
of nearly fourteen years.  

3) Equal Opportunity Test: If LA Planning approves property/landlord’s 
financial interests and result in Julian Hatcher’s denial of equal opportunity 
to enjoy that housing of his choice (1389 Frackelton Place.) as well as access 
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to his specialized educational needs currently provided in the community in 
Eagle Rock.  

 
Willful actions counter to the rights provided by the Americans with Disabilities Act:  
 
Property owners/Landlords were formally made aware that the land-split violated Julian’s 
rights. This was communicated in the letter dated May 24th, 2022 and in the hearing May 25th 
to your and all committee members. This letter serves as evidence of written formal 
communication requesting LA Planning deny the land-split. This letter will disallow, any future 
claims property owners/landlords or LA Planning were unaware of the impact of their actions 
on Julian Hatcher or other persons with disabilities.  

Reluctant Remedy: 
 
If LA Planning approves the land-split, we will be forced to seek either an injunction via the 
California Superior Court or file a complaint with the Department of Justice for violation of the 
Americans with Disabilities Act (“ADA”) and Federal Fair Housing Act (“FFHA”) and Los Angeles 
Municipal Code Section 12.22 A. 27, CP-7771.1. 
 
The action could result in fines, restitution, injunction, mandatory training, and ongoing 
compliance monitoring.  

Part II of the ADA prohibits discrimination against disabled persons, or denial of the benefits, 
services, and programs of local government on the basis of disability. (In essence, the 
requirements of the FFHA are the same as the ADA requirements). According to the 
regulations implementing the ADA: 

“A public entity shall make reasonable modifications in policies, practices, or procedures 
when the modifications are necessary to avoid discrimination on the basis of 
disability, unless the public entity can demonstrate that making the modifications would 
fundamentally alter the nature of the service, program, or activity.” 
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REQUESTED ACTION:  DENY THE LOT SPLIT 
 
We ask the Los Angeles Planning committee deny Julia Tsao and Jefferey Yue request for 
urban land split of 1389 Frackelton Place/5310 Mount Helena/5308 Mount Helena as an 
approval violates tenant Julian Hatcher’s rights as granted by the Americans with 
Disabilities Act.  
 
The ADA requires that Los Angeles demonstrate affirmative action in support of Julian 
Hatcher and his right to retain his right to equal housing, his RSO rights as well as 
protections from Mayor Garcetti’s Covid Ordinance.  
 
Further, in granting property off-set, parking and CEQA compliance, LA Planning will be 
undermining the rights of tenant Julian Hatcher as well as physically disabled who would 
be unable to enter/exit the property safely. 
 
Approval of the land-split will demonstrate Los Angeles Planning’s willful violation if its 
duty to conform to afforded by Federally by ADA, FEHA, Section 4 and Cal. Gov’t. Code 
§ 12927 to provide Julian Hatcher with Reasonable Accommodation that will otherwise 
place him in eminent danger. 
 
See Barden v. City of Sacramento - 292 F.3d 1073 (9th Cir. 2002) 
 
We appreciate the Committee’s investigation into the matter and advocacy for low-
income families, renters and the disabled.  To this end, we ask that the Committee deny 
the land-split in the spirit “primum non nocere".   

  
Nothing will change for property owners/landlords if LA Planning denies the split. They will 
continue to be paid rent and their property will continue to appreciate in value. There is no 
need to approve request. Let’s save your time, energy where it can make a truly positive impact 
for Angelinos! 

 
Sincerely, 
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Peter Matiss 
 
Copy:  

Emma Howard, 
Steven Bautista, 
Bracha Jade 

 
 
NOTE: For California and Federal Legal Basis, please see letter dated May 24th, 2022.  
 
 
 
 
 
 
 
 
 
 
  



 6 

EXHIBIT A: 
 

Reasonable Accommodation Request: 
Deny Land-Split and Variances & Exceptions: 

 
 
1. An Exemption from the California Environmental Quality Act (CEQA) pursuant to 
CEQA Guidelines Section 15301 (Class 1) and that there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines, Section 15300.2 applies; and 
 
2. Pursuant to Los Angeles Municipal Code (LAMC) Section 17.53, a Preliminary Parcel 
Map for the subdivision of one lot into two lots (Parcels A and B) in the R1-1 Zone. 
 
3. An Exemption from the California Environmental Quality Act (CEQA) pursuant 
to CEQA Guidelines Section 15301 (Class 1) and that there is no substantial 
evidence demonstrating that an exception to a categorical exemption pursuant to 
CEQA Guidelines, Section 15300.2 applies; 
 
4. Pursuant to LAMC Section 12.28 
, a Zoning Administrator's Adjustment to permit the following setbacks in lieu of 
the setbacks otherwise required by LAMC Section 12.21 C: 
 
a. A southerly side yard setback of 3.25 feet for Parcel A; 
 
b. A westerly front yard setback of 12.75 feet for Parcel A (if street dedications are 
imposed); 
 
c. An easterly side yard setback of 4.5 feet for Parcel B; and 
 
d. A southerly front yard setback of 18.3 feet for Parcel B (if street dedications are 
imposed); and 
 
5. Pursuant to LAMC Section 12.27, a Zone Variance to permit zero vehicle 
parking spaces on Parcel B in lieu of the number of vehicle parking spaces 
otherwise required by LAMC Section 12.21 A.4. 
 

 
Approval of land-split will result in Eminent Danger to Julian Hatcher, 

a minor with a disability and the loss of his RSO Protections and Long-term housing. 
Land-split is a Violation of Julian Hatcher’s rights under 42 U.S. Code § 3604, FHA, ADA 

and Title 22, 22.194.070 and requirement for affirmative action 
and accommodation of a reasonable request. 
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EXHIBIT B: 
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January 11, 2023

East Los Angeles Area Planning Commission

Attn.: Etta Armstrong, Commission Executive Assistant

Via Email: apceastla@lacity.org

Re.: Case No. ZA-2020-981-CUB-1A / 4884 N Eagle Rock Boulevard

Dear Honorable Commissioners of the East Los Angeles Area Planning Commission,

Vidiots Foundation, L.A.’s landmark non-profit video store and hub for film lovers, filmmakers, and

everyone curious about cinema, will operate its new home, the Eagle Theatre, as an all-ages venue for

movie screenings, special and community events, arts education programs, and our one-of-a-kind video

store. From its opening in 1929 until closing in 2000, the Eagle operated as an estimated 900-seat movie

theater. Vidiots has adapted the Eagle to accommodate 250 seats (with wheelchair seating), four new

ADA restrooms, and extensive fire safety systems, among other major upgrades.

In an effort to provide clarity regarding Vidiots’ anticipated operations at the Eagle Theatre, Vidiots

previously provided the following in materials originally submitted to case file No. ZA-2020-981-CUB-1A,

in August 2020.

As a non-profit independent cinema, Vidiots anticipates hosting two to four screenings a day on

weekdays, and four to six screenings a day on weekends. Typical occupancy rates for independent

cinemas in the U.S. range from 15-30%, with sold-out shows occurring less frequently; a typical screening

at Vidiots might sell 15% - 30% of its available seats. Weekend screenings typically sell more tickets than

weekday screenings; evening screenings typically sell more tickets than daytime events.

VIDIOTS ANTICIPATED SCHEDULE FOR REGULAR EVENING OPERATIONS SUNDAY – WEDNESDAY:

● 7:00pm: Evening Screening 1 start time

● 9:00pm: Evening Screening 2 start time

● 9:30pm: Beer/Wine Sales close (30 minutes after the start of final screening)

● 10:00pm: Video store closes

● 10:30pm-11:00pm: Screening/Q+A end time

● 11:00pm-11:30pm: Venue load-out / Doors close to public

● 11:00pm - 12:00am: Cleaning and Closing procedures (3-6 staff onsite)

VIDIOTS ANTICIPATED SCHEDULE FOR REGULAR EVENING OPERATIONS THURSDAY  – SATURDAY:

● 5:00pm: Evening Screening 1 start time

● 7:00pm: Evening Screening 2 start time

● 9:30pm: Evening Screening 3 start time

Vidiots Foundation     4884 Eagle Rock Boulevard Los Angeles, CA 90041     vidiotsfoundation.org
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● 10:30pm: Video store closes

● 10:00pm: Beer/Wine Sales close (30 minutes after the start of the final screening)

● 11:00pm-11:30pm: Screening/Q+A end time

● 11:30pm -12:00am: Venue load-out / Doors close to public

● 12:00am - 1:00am: Cleaning and Closing procedures (4-6 staff onsite)

RELEVANT SIGNAGE + MESSAGING:

● "Quiet Exit" directives/signage will be permanently posted inside and outside

● Patrons will be reminded of Quiet Exit policies at point-of-ticket-purchase and upon exit

EXITING PROCEDURES: Staff will always be on site to assist with smooth and quiet load-out of events.

Every evening screening’s closing announcements will remind audience members of exit protocols:

● Audience reminded to exit quietly

● Audience reminded that exit is on Eagle Rock Boulevard only

● Audience reminded to request and await ride shares exclusively outside storefront on Eagle Rock

Blvd, never on Yosemite or Addison Way

ADDITIONAL NOTES ON OPERATIONS:

● Language about ride-share instructions and quiet exits will be included on:

● Website and ticket confirmations

● At box office and in video store

● In related marketing materials (flyers/newsletters/social media)

■ Ticket buyers will be encouraged to use ride-shares at point of purchase.

Information on parking along Eagle Rock Blvd and in available lots will be

provided and encouraged at point of purchase, on website, and in

communications related to events (i.e. newsletters, social media etc.)

■ Residents within walking distance will be extended “neighbor discounts” and

special membership plans, thus encouraging an active audience within walking

distance

● Valet and security services may be contracted for private, special, high-profile events

Vidiots has been a beloved, upstanding, and successful Los Angeles small business since 1985, with

brick-and-mortar operations in Santa Monica for over 30 years. As a non-profit since 2012, Vidiots has

served countless film lovers of all ages, uplifted a global film community, and brought together its

diverse community with low-cost and free access to film events and education programs. We are thrilled

to continue building our community and expand our mission at our new home in Eagle Rock.

Thank you,

Vidiots Foundation

Vidiots Foundation     4884 Eagle Rock Boulevard Los Angeles, CA 90041     vidiotsfoundation.org



Planning APC East LA <apceastla@lacity.org>

Fwd: Vidiots/ hours of operation/ sale of alcohol

2 messages

Michelle Carter <michelle.carter@lacity.org> Wed, Jan 11, 2023 at 1:49 PM
To: Planning APC East LA <apceastla@lacity.org>

Good Afternoon, 

Please add to the record for this project.

Thank you.

Michelle Carter
City Planner

Los Angeles City Planning

200 N. Spring St., Room 763
Los Angeles, CA 90012
T: (213) 978-1262 | Planning4LA.org

          
Please note: I am out of the office every other
Friday

---------- Forwarded message ---------

From: tonyalvarez459 <tonyalvarez459@gmail.com>

Date: Tue, Jan 10, 2023 at 5:36 PM

Subject: Vidiots/ hours of operation/ sale of alcohol

To: <michelle.carter@lacity.org>

Cc: <tonyalvarez459@gmail.com>, Gladys Baclagan <gladysbaclagan@gmail.com>


To: Michelle Carter

From: Tony Alvarez

Regarding : Vidiots 
Case number ZA-2020-981-CUB-1A

ENVIRONMENTAL CASE NUMBER
ENV-2020-982-CE

ZONE- [Q] C4-1XL

HELLO
Michelle Carter
I was unable to connect via zoom, I have many concerns about Vidiots.
My house is caddy corner of this new establishment. 
I can not express how upset I am about the hours of operation. 
I get up at 4am everyday.  This block is extremely peaceful. 
All the existing business close early.

I am located at 2155 Addison way.
Los Angeles California 90041

First I would like to express the parking issue. We already have issues with the existing businesses in place now, my wife and I have
been blocked from entering our driveway countless times. 
We have called parking enforcement countless times. This new Vidiots establishment will bring HAVOC to our community as we know
it.

https://planning4la.org/
https://www.google.com/maps/search/200+N.+Spring+St.,+Room+763+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.google.com/maps/search/200+N.+Spring+St.,+Room+763+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
mailto:tonyalvarez459@gmail.com
mailto:michelle.carter@lacity.org
mailto:tonyalvarez459@gmail.com
mailto:gladysbaclagan@gmail.com
https://www.google.com/maps/search/2155+Addison+way.+Los+Angeles+California+90041?entry=gmail&source=g
https://www.google.com/maps/search/2155+Addison+way.+Los+Angeles+California+90041?entry=gmail&source=g


I am requesting that this business close as early as possible 10- PM

I am requesting that alcohol not be allowed to be sold at this VIDIOTS establishment. 

This VIDIOTS Establishment does not have adequate parking for their patrons or customers.
Once again I will reiterate this will bring HAVOC, to our quite community as we know it.

I am also requesting no live bands or loud music.

No one has reached out to the community to get a concensus if this would be acceptable. 
Please reach out to me with a follow up.
Thank You
Tony Alvarez 
January/10/2023
5:33 PM

Sent from my Boost Samsung Galaxy A03s

Planning APC East LA <apceastla@lacity.org> Wed, Jan 11, 2023 at 3:20 PM
To: tonyalvarez459@gmail.com
Bcc: Michelle Carter <michelle.carter@lacity.org>

Good aftternoon,
Thank you for your email. Your Day of Submission will be distributed to the East Los Angeles Area Planning Commission for their 
consideration at the East Los Angeles Area Planning Commission meeting of January 11, 2023. 

Regards, 

Eva Bencomo, Commission Executive Assistant
[Quoted text hidden]
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