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Petitioner hos Angeles Conservancy alleges:
t N - ,zlntrod-uctioh.
1. . Hollywood’s evocative Lytton Savings'rnid—century bank can be feasibly
1ntegrated into the proposed 8150 Sunset Boulevard mixed-use development pro;ect

The ‘city’s environmental impact report(EIR) says so — Lytton Savings can be

adaptlvely reused within a comparably-31zed economlcally -viable architectural de51gn

! .

. Asthe EIR explains, the bank design “was strategically conceived as a modern

multi-media showcase for Modern art, architecture, and interior design ... related

!

4

When, as here, fundamental,project_objectiyes can be met without the Wastefull

demolition of an historic resource, CEQA prohibits any such needless cultural loss.

dlrectly to its Sunset Boulevard context with a “distinctive folded plate concrete roof.”

The Los Angeles Conservancy thus seeks this court;s'peremptory writ enforeirfg CEQA’s

substantive mandates. Lytton Savings should remain an iconic presence on Sunset.

§
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Jurisdiction

2. This court has jurisdiction under Public Resources Code sections 21168
and Code of Civil Procedure section 1094.5. The parties and project site are located in

the City and County of Los Angeles.

Environmental Leadership CEQA Challenge

3. The Governor certified the subject 8150 Sunset Boulevard project as a
leadership project under Public Resources Code sections 21182;21184 et seq. and it is
subject to California Rules of Court, Rule 3.2223, and other associated statutes and
rules for leadership projects. The person or entity that applied for certification of the
project as a leadership project must, if the matter goes to the Court of Appeal, make the

payments required by Public Resources Code section 21183(f).

Parties

4.  The Los Angeles Conservancy is a membership-based nonprofit
corporation that works through advocacy and education to recognize, preserve, and
revitalize the historic architectural and cultural resources of Los Angeles County.
Founded in 1978 as part of the community-based effort to prevent demolition of the
Los Angeles Central Library, the Copservancy now has 6,000 member households and
hundreds of volunteers, making it the largest group of its kind in the United States.

Conservancy members include community residents and concerned citizens who enjoy

and appreciate Los Angeles County’s cultural, architectural, and historic resources,

Petition for Writ of Mandamus 2
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including those in Hollywood such as Lytton Savings. The Conservancy brings this
petition on behalf of all others similarly situated that are too numerous to be named
and brought before this court as petitioners. Conservancy staff and members objected
to the approval of demolition of Lytton and exhausted administrative remedies.

5. Respondents City of Los Angeles, its City Council, and its Department of
City Planning referred to in the 8150 Sunset Boulevard project Notice of Determination
(NOD) as the lead agency, are collectively referred to in this petition as the city.

6.  Real party in interest AG-SCH 8150 Sunset Boulevard Owner, L.P., is the
project applicant (applicant) for the 8150 Sunset Boulevard project.

7. Does 1 to 10 are fictitiously named respondents and real parties in interest
whose true names and capacities are currently unknown to the Conservancy. If and

when true names and capacities are known, the Conservancy will amend this petition.

General Allegations

8.  The paragraphs below refer to and rely on information in documents that

will be lodged with this court as part of the record of proceedings.

Environmental Setting

9. - The two and a half-acre project site at the foot of the Hollywood Hills lies
on the eastern edge of the Sunset Strip, about seven miles northwest of downtown Los
Angeles, on a block bounded by Sunset Boulvard, Havenhurst- Drive, and Crescent
Heights Boulevard. The area is a highly urbanized and active area of Hollywood.

10.  The primary Lytton Savings building located on the project site was

Petition for Writ of Mandamus - 3
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constructed between 1959 and 1960 in the post war New Formalist Modern
Architecture style. An addition to the bank for the Lytton Center for the Visual Arts was
constructed in 1961-62. Thei architect for the original building and additions was Kurt
W. Meyer of Hagman & Meyer. Architectural Digest reviewed the “California modern
architectural design” and extensive use of glass, marble, and native stone, as well as the
architect’s attention to the slope of the site and design of part of the main building

below ground level.

8150 Sunset Boulevard Project and Approval Process

11.  Following preparation of an initial study and a public scoping session in
2013, the city published a Draft EIR in 2014. As analyzed in the Draft EIR, the project
was initially proposed to inciude multiple buildings over a single podium structure with
various elements up to 16 stories. The North Building was proposed to include two
levels with a rooftop terrace containing commercial uses. The South Building was
proposed to contain commercial uses on the first two levels, residential uses on levels
three through 15, and a rooftop restaurant/lounge on the top level. The Draft EIR
considered a no-project alternative and six other alternatives that explored different
building heights and layouts, including two alternatives that proposed the adaptive
reuse of Lytton Savings, acknowledged as a qualified CEQA historic resource.

12.  The city provided a 62-day public comment period on the Draft EIR from
November 2014 to January 2015. Via almost a thousand written letters and emails,

many agencies, organizations, and individuals commented on the draft, presenting fact-

Petition for Writ of Mandamus 4
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based concerns that the project would obstruct views, impair overall visual quality,
result in operational impacts on air quality, increase traffic, and provide insufficient
on-site parking. The Conservancy was among the commenters, objecting to the
approval of demolition of Lytton Savings and advocating for adaptive reuse.

13.  The applicant then developed a new project alternative, Alternative 9, the
“Enhanced View Corridor and Additional Underground Parking Alternative,” designed
by architect Frank Gehry, that became the project proposal considered for approval.
Alternative 9 continued to call for the demolition of Lytton Savings.

14. The Conservancy repeatedly raised concerns throughout the administrative
process regarding the proposed project’s unlawful demolition of the Lytton Savings
building. The city addressed mitigations for the proposed demolition of Lytton Savings,
such as a bank relocation feasibility study, relocation of two on-site art works,
recordation, and construction salvage, but failed to reasonably and adequately respond
to the Conservancy’s suggested preservation alternatives.

15.  The city published the Final EIR in May 2016 aﬁd held public hearings
culminating with the City Council’s approval of the revised project on November 1 and
the filing of the NOD the same day. The city approvals acknowledge that the project
would have significant environmental impacts to historical resources, noise, vibration,
and traffic, and approved a statement of overriding considerations. The city made
findings that preservation alternatives were infeasible, over the objections of the
Conservancy and others. The city certified the EIR and approved a master conditional

use permit, a density bonus and related incentives, and a site plan.

Petition for Writ of Mandamus 5
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16.  Asrecited in the NOD, the approved 8150 Sunset Boulevard project would
be a mixed-use development of 229 residential units, including 26 units for very low
income households, 65,000 square feet of commercial uses, and 820 parking spaces
within four subterranean and semi-subterranean levels.

17.  This action is timely filed within 30 days of the filed NOD.

18.  The Conservancy has no plain, speedy, and adequate remedy in the
ordinary course of law. Issuance of a peremptory writ is needed to avoid immediate,
severe, and irreparable harm to Los Angeles residents. The City of Los Angeles has the

capacity to correct its violations of law but has failed and refused to do so.

Violations of the California Environmental Quality Act

19. The Conservancy incorporates all previous paragraphs as if fully set forth.

20.  The city abused its discretion and failed to act in the manner required by
law in approving the 8150 Sunset Boulevard project with demolition of Lytton Savings.

21.  The city conceded that demolition of Lytton Savings would have a
significant environmental impa(;t to an historic resoufce but failed to adequately
analyze or adopt feasible alternatives that would avoid demolition, including but not
limited to preservation alternatives 5 and 6 identified in the CEQA process, or to make
findings supported by substantial evidence that a project alternative that does not
include demolition of Lytton Savings would be infeasible to accomplish the
fundamental project objectives.

22.  City findings, including but not limited to the findings regarding the

Petition for Writ of Mandamus 6
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infeasibility of preservation alternatives 5 and 6 or other alternatives for adaptive reuse
of Lytton Savings, and findings to support the statement of overriding considerations,
are not supported by substantial evidence in the whole of the administrative record and

in fact are contrary to facts and analysis in the project EIR.
23. The EIR failed to adequately respond to comments regarding the feasibility

of project alternatives to demolition of Lytton Savings.

Wherefore, the Los Angeles Conservancy prays:

1. That the Court issue a peremptory writ of mandate ordering the
respondents to set aside and void their approvals relating to the 8150 Sunset Boulevard
project, including demolition permits, and to refrain from further consideration of
approval pending full compliance with CEQA;

2. ‘For a temporary stay of any physical actions pursuant to construction or
pre-construction of the 8150 Sunset.Boﬁlevard project pending issuance of the writ,
including interior or exterior pre-demolition and demolition actions;

3.  For costs and attorney fees pursuant to CCP section 1021.5; and

4.  For such other and further relief as the Court finds proper.

December 1, 2016 BRANDT-HAWLEY LAW GROUP

Susan Brafidt-Hawley
Attorney for Petitioner
Los Angeles Conservancy

Petition for Writ of Mandamus 7
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Verification

I, Susan Brandt-Hawley, am an attorney for Petitioner Los Angeles Conservancy
whose members are located outside of Sonoma County where I have my law offices, and
so I verify this petition on its behalf. I have read this petition and know its contents.
The matters stated in it are true based on my knowledge, except matters that are
stated on information and belief, and as to those matters, I believe them to be true.

I declare under penalty of perjury that the above is true and correct to the best
of my knowledge and that this declaration is executed on December 1, 2016, at

San Francisco, California.

Susan ﬂ‘fﬁﬁdt—Hawley

Petition for Writ of Mandamus 8
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) CASE NUMBER
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(No address required for class action cases).
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the Superior Court of California, County of Los Angeles [Code Civ. Proc., §392 et seq., and Local Rule 2.3(a)(1)(E)].
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