
Case Number: DIR-2021-8626-RDP-HCA

Justification and Reasons for Appeal
The residents of the apartments and the commercial tenants of Tiao Corporation Properties at
the proposed site, the Boyle Heights Neighborhood Council, and the Community of Boyle
Heights hereby appeal the aforementioned project located at 2115-2121 E. Cesar Chavez Ave.
and 301-309 N. Chicago St. in its entirety due to the following reasons:

1. The project lacks compliance with the Boyle Heights Neighborhood Plan.
https://planning.lacity.org/plans-policies/community-plan-update/boyle-heights-communit
y-plan-update

a. LU 19.1 Uphold the historic and cultural integrity of Cesar E. Chavez Avenue,
also known as the historic “Brooklyn Avenue Neighborhood Corridor,” by
promoting restoration and reuse of existing early 20th Century brick buildings

b. LU 19.2 Ensure that new development along Cesar E. Chavez Avenue, also
known as the historic “Brooklyn Avenue Neighborhood Corridor,” reinforces the
visual rhythm and underlying historic development pattern of the overall street
through narrow shopfront bays, recessed entrances, and storefront awnings.

c. LU 18.7 Protect legacy businesses and cultural institutions from displacement.
d. LU 7.2 Ensure that established neighborhood corridors, such as Cesar E.

Chavez Avenue, Wabash Avenue, and Indiana Street, continue to provide small
commercial spaces for neighborhood serving uses.

2. In addition, the project is improperly using Categorical exemption for CEQA, it requires
CEQA and an EIR based on Boyle Heights being one of the historically contaminated
neighborhoods by Exide. (See Exhibit A)

3. The community and the Boyle Heights Neighborhood Council opposed this project on
June 30, 2023 and this letter of opposition was not included in the Letter of
Determination. (See Exhibit B)

4. The project has failed to follow the proper procedure under the Ellis Act in order to
withdraw the three rent-controlled residential (RSO) units from the rental housing market.
LAMC Sections 151.09.A.10 and 151.22-151.28:

● SEC. 151.23. ELLIS ACT PROVISIONS - REQUIRED NOTICE.
Notwithstanding any provision of this chapter to the contrary, if a landlord desires
to demolish rental units subject to the Rent Stabilization Ordinance, or otherwise
withdraw the units from rental housing use, irrespective of whether such rental
units are occupied or vacant, then the following provisions shall apply:

A. Notice of Intent to Withdraw. (Amended by Ord. No. 184,873, Eff.
6/4/17.) The landlord shall notify the Department of an intention to withdraw a
rental unit from rental housing use.

https://planning.lacity.org/plans-policies/community-plan-update/boyle-heights-community-plan-update
https://planning.lacity.org/plans-policies/community-plan-update/boyle-heights-community-plan-update


5. The project’s impact on traffic, does not allow for CEQA exemption (See Exhibit C)

6. Reliance on CEQA exemption is improper due to its adverse effects on the historical
resource Brooklyn Avenue Neighborhood Corridor, Cultural Heritage Board Monument
No. 590 which runs from Cummings to Mott on Cesar E Chavez Avenue.

7. The project plans to build on a massive scale that is unlike anything built in the Brooklyn
Avenue Neighborhood Corridor characterized by two-story commercial fronts – and will
disrupt its historical integrity which goes against the Neighborhood Plan.

a. “Land Use Policies 18.1–18.3 encourage preservation of resources in districts
identified through Survey LA and other historic surveys as well as design
standards to ensure new development reflects elements of the surrounding
neighborhood.”

8. The project fails to indicate if proper protections against the heat are in place for the
tenants safety–plans do not show if AC units are included, if protection from sun will be
installed in the rooftop common space, or if the windows will protect from the glare and
UV rays.

9. The project plans on removing two healthy 40-foot Indian Laurel Fig trees that make up
a part of the tree canopy that goes up and down Cesar E Chavez Avenue which
provides cooler temperatures for its residents–and will take away from its unique
character.

10. The project was improperly categorized as a “corner market” in the Letter of
Determination. At both public hearings, the developer representative Aaron Belliston
distinctly described the project commercial space as a “market hall where local artisans
can sell their wares.” Corner markets in Boyle Heights are tienditas characteristic of the
neighborhood–they are protected and encouraged to flourish in the Neighborhood Plan–
not market halls. The Neighborhood Plan states:

a. “Policies encourage uses such as corner stores, or tienditas, that provide the
surrounding neighborhood with fresh groceries and basic household goods, while
also providing a local destination for residents. This can increase opportunities
for existing small business entrepreneurship and social interactions among
neighbors to reinforce a sense of community. It can also help reduce the spread
of disease during a public health crisis by providing essential household goods
within a short distance.”

11. The project does not provide the play areas for the children of the 50 families as laid out
in the Neighborhood Plan.

a. LU 3.3 Encourage multi-unit housing developments to provide amenities for
children, such as outdoor play areas and childcare facilities.



12. The surrounding residents and commercial tenants, including the new tenants of this
project, will be affected by toxic plumes from excavated soil that has not been mediated.

13. The surrounding residents, commercial tenants, including the incoming tenants of 50
families, the incoming commercial space vendors, and local shoppers will be adversely
impacted due to the project’s failure to provide sufficient parking for all purposes.

14. The project does not provide enough affordable housing for our community where 26.7%
of the residents are under the poverty line.
https://censusreporter.org/profiles/79500US0603744-los-angeles-county-central-la-city-e
ast-centralcentral-city-boyle-heights-puma-ca/

15. The project fails to protect the cultural integrity of Cesar E Chavez Avenue for the
musicos norteños that make a living here. The intersection of Chicago and Cesar
avenue is an artery of a meeting place for regional musicians to find work in the same
way Mariachi Plaza provides for mariachis. (See Exhibit D)

16. The project facade is not characteristic of the Brooklyn Avenue Neighborhood Corridor.
17. CEQA should not be exempted due to Boyle Heights’ recent history of sewage spills.

https://folar.org/alert-sewage-spill-in-la-river-affecting-boyle-heights-to-long-beach/

18. The project’s lack of good faith in providing a plan for displaced residents, legacy
businesses, and cultural institutions that would align with the Boyle Heights
Neighborhood Plan. (See Exhibit E)

● LU 1.3 Ensure that each recently occupied housing unit demolished as a
result of new development is replaced on-site, and offered back to former
residents at rent levels previously paid.

● LU 10.3 Promote efforts to safeguard legacy businesses and cultural
institutions that reflect the history and character of Boyle Heights.

19. The project fails to indicate an idea of the cost of renting a commercial vendor space in
the open commercial space on the ground floor and/or if it will be able to accommodate
food vendors which are a big component of our neighborhood.

20. The project will cause a domino effect of redevelopment that will ultimately adversely
alter the Los Angeles Historic-Cultural Monument, aka Brooklyn Avenue Neighborhood
Corridor.

21. The project does not encourage the protection of cultural institution Re/arte Centro
Literario and sin cesar literary journal, the latina-owned community cultural hub and
magazine that has served the community for two years and eight years, respectively.
(See Exhibit E)

https://censusreporter.org/profiles/79500US0603744-los-angeles-county-central-la-city-east-centralcentral-city-boyle-heights-puma-ca/
https://censusreporter.org/profiles/79500US0603744-los-angeles-county-central-la-city-east-centralcentral-city-boyle-heights-puma-ca/
https://folar.org/alert-sewage-spill-in-la-river-affecting-boyle-heights-to-long-beach/


22. The project fails to protect legacy business Finessa Salon owned by a member of the
LGBTQ+A community which has served the community for 30 years.

23. Project unfairly seeks to commemorate the aforementioned musician’s “informal
gathering space” with wall art “mural” akin to mariachis being displaced in 2017 and
proposed building with mariachi branding. https://laist.com/news/mariachi-crossing

24. The project faces growing opposition from the community and beyond. An online petition
opposing the project is at 200 signatures and counting.
https://forms.gle/xkCjqnwh1qwHup4T8

25. Wil Tiao of Tiao Corporation, does not do business in good faith and therefore fraudulent
landlords should not be rewarded with incentives. (See Exhibit G)

https://laist.com/news/mariachi-crossing
https://forms.gle/xkCjqnwh1qwHup4T8


EXHIBIT A

On August 31, 2023 the Los Angeles Planning Commission released the Letter of
Determination (Attachment A) for case number DIR-2021-8626-RDP-HCA, CEQA:
ENV-2021-8628-CE. The project site 2115-2121 East Cesar E. Chavez Ave; 301-309 N.
Chicago St.

(Attachment A)



The project was granted exemption from CEQA pursuant to CEQA Guidelines, Article 19,
Section 15332, Class 32. It was also determined that there is no substantial evidence
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines,
Section 15300.2 applies. (Attachment B)

(Attachment B)

We are appealing the project based on the following listed below:
1. Boyle Heights, where the proposed site sits, has been historically contaminated by

Exide.

A. The Project is Not Exempt from CEQA. The CEQA Guidelines provide for 33 classes of
projects that generally do not have a significant effect on the environment and therefore may be
exempted from CEQA review. (Committee to Save Hollywoodland Specific Plan v. City of Los
Angeles (2008) 161 Cal.App.4th 1168, 1186.) Here, the City relies upon a Class 32 categorical
exemption to exempt the Project from environmental review under CEQA. (AR 18; see CEQA
Guidelines § 15332.) It is the City’s burden to prove that the proposed Project fits within this
class of categorical exemption. (California Farm Bureau Fed'n v. California Wildlife Conservation
Bd. (2006) 143 Cal.App.4th 173, 185-86; Save Our Big Trees v. City of Santa Cruz (2015) 241
Cal.App.4th 694, 697.)

A Class 32 exemption applies to in-fill development and only applies if a project meets specific
conditions, for which it is the City’s burden to prove that: the Project is “consistent with the
applicable general plan designation and all applicable general plan policies as well as with
applicable zoning designation and regulations;” the Project “would not result in any significant
effects relating to traffic, noise, air quality, or water quality;” and that the project can be served
by all necessary utilities and public services. (CEQA Guidelines § 15332.) The City failed to
meet its burden for the proposed Project. We are appealing the applicant and Los Angeles
Planning commission letter of determination on the following items listed above. We feel that the
project will have a significant impact on our community. We also ask the CEQA class 32
exemption be revoked and the applicant should be made to do a full EIR on the project site.



Exide Contamination

https://boyleheightsbeat.com/california-leaders-gather-in-boyle-heights-to-call-for-expedited-exid
e-cleanup/









EXHIBIT B
The community residents and the Boyle Heights Neighborhood Council held a special meeting
with developer representative Aaron Belliston where it was resolved that the Council opposes
the project due to concerns relating to the historic and cultural integrity of Los Angeles
Historic-Cultural Monument #590, Brooklyn Avenue Neighborhood Corridor. (Attachment A)

(Attachment A)









EXHIBIT C

Problematic 3-way intersection at Cesar E Chavez & Chicago

Lack of Light Signal (Attachment A)

(Attachment A)

The intersection is regulated with one stop sign on Chicago St. Traffic coming left from Cesar
Chavez into Chicago must stop at the two-lane road and wait for pedestrians and cars to pass
causing traffic to back up. The project would exacerbate this issue.

Blind Spots at Chicago St. (Attachment B & C)

(Attachment B)



Making a left onto Cesar Chavez Avenue from Chicago St. The project’s construction phase and
its parking situation will worsen the issue.



(Attachment C)

Making a right onto Cesar Chavez Avenue from Chicago St. The project’s construction phase
and its parking situation will worsen the issue.

Cesar Chavez Avenue is a two-lane road where traffic is regularly blocked by
stopped city, delivery, and pick-up trucks and buses. (Attachment D)

(Attachment D)



(Truck stops to pick up a refrigerator) This project, including its construction phase will
negatively impact the existing traffic flow.



Lack of sufficient parking on Cesar Chavez Avenue and Chicago St. for the
project’s 50 families. (Attachment E & F)

(Attachment E)



There is only one-hour metered parking all along Cesar Chavez Avenue from Cummings to
Mott. The project’s 50 families would find it a hassle to have to compete with others for street
parking and would have to return every hour to feed the meter.



Attachment F

South on Chicago St. shows no available street parking. The project’s tenants without a parking
spot in the project’s garage or who have more than one car, would not be able to find street
parking. The project’s construction would also block the current residents from parking on the
street, leaving them no other parking options.

(Attachment F.1)



Further south on Chicago shows no available street parking.



Local Streets behind the project’s proposed site are narrow and insufficient for
residential traffic combined with the movement of the construction phase for this
massive building. (Attachment G & H)

(ATTACHMENT G)

Streets highlighted in red are narrow. The project would add to traffic issues.



(Attachment H)

Bird Street. The first street directly behind the proposed site.

There is only 12 feet of space between the two parked cars which allows only one car to pass
through at a time. The project’s construction phase would have to use these back streets to get
to Soto, Cesar Chavez, and State St.



Bird Street at Sheridan Elementary School.

The available space between two parked cars is only 12 feet. Construction trucks coming and
going would worsen the traffic especially for families who drive or walk their way to Sheridan St.
Elementary (pictured here).

EXHIBIT D
Mexican regional musicians, musicos norteños, meet at the intersection of Cesar Chavez and
Chicago St. to seek work. Families usually hire them to play music for celebrations and special
gatherings, much like they do with mariachis at Mariachi Plaza. They convene here daily and
make their livelihood on their earnings. (Attachment A)

(Attachment A)



Two musicos norteños stand on the corner of Chicago and Cesar Chavez outside the proposed
site.



Two musicos norteños stand outside the intersection of Chicago and Cesar Chavez, outside of
the Monarca, across the street from the proposed site.



EXHIBIT E
El Apetito Restaurant (2125) has been serving the community for 14 years with most of their
patrons being local Boyle Heights residents such as cooks and bakers from the local stores.
Finessa Salon (2121) has been serving the community for 30 years under the ownership of a
member of the LGBTQ+A community. Re/Arte Centro Literario (2123) has been leading the
community with poetry readings, book clubs, art exhibits and more. QVO Laboratories (2119) is
a vintage thrift store owned by a Latino.

El Apetitio at 2125



Finessa Beauty Salon













An article on Re/Arte written by a local newsite.





QVO Laboratories has been in the community for a year.



EXHIBIT G
Landlord Wil Tiao, of Tiao Corporation has a proven track record of neglecting the residential
units and has not acted in good faith pertaining to the maintenance of the units. (Attachment A)

ATTACHMENT A

CODE VIOLATIONS (PHOTOS ATTACHED)

























We reserve the right to supplement the appeal after its submission.


