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Planning Entitlement Appeals 
Summary 

Discretionary planning decisions in Los Angeles can be appealed, at times, to one of the 
eight City Commissions that oversee planning-related issues and, in some instances, 
directly to the City Council. These appeals provide members of the public with an 
opportunity to challenge certain planning decisions, exercising their rights in 
accordance with the Los Angeles Municipal Code (LAMC). City Planning has developed 
an informational fact sheet, complete with frequently asked questions, to inform the 
public of their rights and opportunities for filing project appeals. 

Background 

The LAMC outlines a process to allow members of the public to appeal land use 
decisions that are issued by the City. Appeals are intended to challenge the merits of 
the decision, specifically to contend that a decision maker erred or abused their 
discretion. To allow community members the ability to appeal qualifying planning 
decisions at a minimal personal cost, City Planning has consistently (and significantly) 
subsidized non-applicant appeal fees. This has allowed individuals to be part of a fair 
and equitable process, one which has provided the public with the opportunity to 
question certain decisions. 

The Department has developed a fact sheet to further clarify the process for filing 
project-related appeals. This document will be updated periodically, as needed. For 
additional information, please contact the planning staff located at the Figueroa Plaza 
(Downtown), Marvin Braude (Van Nuys), or West Los Angeles Development Services 
Centers preferably via email at planning.figcounter@lacity.org. 
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Frequently Asked Questions 

Where are project appeals filed? 

Appeals can be filed at any of the three Development Services Centers (DSCs)― 

Downtown, Van Nuys, and West Los Angeles―where planning staff is located. A 

physical drop off area has been set up at each location to allow applicants to submit 

their applications, without having to file an initial appointment or enter the premises. As 

an additional option, the Department has also created an online portal for electronic 

appeal applications. Click this link to access the online forms and submit the relevant 

information electronically. 

How long do applicants have to submit a project-related appeal? 

An appeal must be filed within a specified period of time as established by the LAMC― 

varying in length from 10 to 15 days of the issuance of the Letter of Determination 

(LOD), depending on the planning entitlements being appealed. As a point of reference, 

deadlines for filing appeals are noted in the Los Angeles Municipal Code (LAMC) and 

typically also identified within the LOD.  

Where can applicants access the appeal form and corresponding 

instructions?  

The appeal form and instructions can be found here. Both an applicant and “aggrieved 

party” (a community member opposing the decision) may choose to file an appeal. All 

appeals will be processed at the same time. Each appeal form represents one appeal, 

regardless of the number of individuals who have signed the appeal form. For certain 

planning entitlements, such as determinations for projects that file under the Density 

Bonus and Transit Oriented Communities Incentive Programs, appeals are limited to 

adjacent and abutting owners of property or occupants, as specified in the implementing 

State and/or local statute. Neighborhood Councils and/or City-appointed decision-

making bodies may not file an appeal. 

Who decides the outcome of project appeals? 

Letters of Determination are issued by the Director of Planning (DIR), Associate Zoning 

Administrator (AZA), Deputy Advisory Agency (DAA), Area Planning Commission 

https://planning.lacity.org/contact/locations-hours
https://planning.lacity.org/development-services/appeal-application-online
https://codelibrary.amlegal.com/codes/los_angeles/latest/lamc/0-0-0-107363
https://planning.lacity.org/odocument/94d285a4-f577-49c1-a693-b931c430bdbe/Appeal%20Application.pdf
https://planning.lacity.org/plans-policies/transit-oriented-communities-incentive-program
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(APC), or City Planning Commission (CPC). Depending on the initial decision-maker, 

there are three appellate bodies for planning cases in Los Angeles: the Area Planning 

Commissions, the City Planning Commission, and the City Council. The LAMC 

establishes appeal procedures including which types of decisions are eligible for a first- 

and second-level appeal (meaning that in some cases, the project can be appealed 

again to a higher decision maker). 

How long does the City have to consider the appeal of a land use decision? 

According to the LAMC, the City must process appeals under strict time limits. 

Depending on the planning entitlements, the date that an appeal hearing must be 

scheduled varies between 30 days from appeal submittal up to 75 days from the last 

day of the appeal period. These time periods may be extended if there is mutual 

agreement between the applicant and the City. The LAMC does not, however, allow a 

non-applicant to request an extension beyond this allotted time period for project 

appeals. 

How (and when) are notifications sent notifying the appellant of their 

hearing date? 

The LAMC specifies the timelines by which appeal hearings must be held. In general, 

appellants receive notice of their upcoming hearing at least 10 days prior to the hearing 

date. Notices for some appeal hearings may be published in a local newspaper. If 

unavailable to attend the date of the hearing, the appellant can submit written 

comments to the decision-maker or appoint a representative to provide public testimony 

on their behalf at the public hearing. 

Who from City Planning can provide assistance, should there be any 

questions? 

Planning staff at the DSCs serve as a main point of contact for general inquiries. Once a 

project appeal has been submitted, questions can be directed to the assigned planner, 

who will process the appeal and take it to the hearing. The contact information for the 

assigned planner may be found on the Department’s Planning Case Tracking System 

(PCTS). 

https://planning.lacity.org/contact/locations-hours
https://planning.lacity.org/pdiscaseinfo/search
https://planning.lacity.org/pdiscaseinfo/search
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When can documents be sent to the appellate decision maker who will hear 

the appeal? 

In addition to the appeal application, the appellant may submit documents for the official 

public record at the time the appeal is filed. If there is a need to provide additional 

documents after the appeal has been filed, the appellant can send them to the planner 

assigned to the appeal. Information submitted after a staff recommendation  

report has been drafted will be included in the public record, but it will not have been 

considered at the time of the writing of the staff report.  

City Planning’s Commission Office requires that supplemental information be provided 

more than 48 hours in advance of the hearing, and meet the criteria as outlined below. 

REQUIREMENTS FOR COMMISSION SUBMISSION OF MATERIALS 

Regular Submissions: Initial Submissions, not limited as to volume must be 
received no later than by 4:00 pm on the Monday of the week prior to the week of 
the Commission meeting. Materials must be emailed to the assigned staff and 

Commission identified on the project’s public hearing notice. 

Rebuttal Submissions: Secondary Submissions in response to a Staff 
Recommendation Report and/or additional comments must be received 
electronically no later than 48 hours prior to the Commission meeting. For the 
Central, South Los Angeles and Harbor Area Planning Commissions, materials 

must be received no later than by 3:00 pm, Thursday of the week prior to the 

Commission meeting. Submissions, including exhibits, shall not exceed ten (10) 
pages and must be submitted electronically to the Commission identified on this 

announcement.

Day of Hearing Submissions: Submissions less than 48 hours prior to, and including 

the day of the hearing, must not exceed two (2) written pages, including exhibits, 

and must be submitted electronically to the staff and Commission identified on the 

project’s public hearing notice. Photographs do not count toward the page limitation. 

Non-Complying Submissions: Submissions that do not comply with these rules will 

be stamped “File Copy. Non-complying Submission.” Non-complying submissions 

will be placed into the official case file, but they will not be delivered to or 

considered by the Commission and will not be included in the official administrative 
record for the item at issue.
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Commission email addresses: 

City Planning Commission: cpc@lacity.org 

Central Los Angeles Area Planning Commission: apccentral@lacity.org 

East Los Angeles Area Planning Commission: apceastla@lacity.org 

Harbor Area Planning Commission: apcharbor@lacity.org  

North Valley Area Planning Commission: apcnorthvalley@lacity.org 

South Valley Area Planning Commission: apcsouthvalley@lacity.org 

South Los Angeles Area Planning Commission: apcsouthla@lacity.org 

West Los Angeles Area Planning Commission: apcwestla@lacity.org 

Are appellants required to sit through the entire meeting when there are 

multiple items on the agenda? 

The answer is no; however, the agenda items can be taken out of order. Therefore, it is 

in the interest of each appellant to attend the full meeting at the scheduled start time, 

until their item is taken up for consideration. Depending on how many items are on the 

agenda, and the agenda order, your item could be heard very quickly or you may have 

to wait through several items which could take a few hours. As a point of reference, 

commission meetings for Area Planning Commissions and City Planning Commission 

generally start at 4:30 PM and 8:30 AM, respectively. For additional details, please 

consult the “Events Calendar” on City Planning’s website. For City Council and Council 

Committee meetings, please consult the Meeting Calendar page for City Council and 

Committees. 

Will the appellant have an opportunity to speak during the hearing? 

Following the presentation by the planner assigned to the appeal case, the appellant 

can present their case. After the appellant’s presentation, the project applicant will be 

given an equal amount of time to provide a rebuttal to the appellant’s presentation.  

There is often time for an additional rebuttal by the applicant or appellant. While there 

are exceptions to the rule, the appellate body may invite the appellant to respond to 

mailto:cpc@lacity.org
mailto:chc@lacity.org
mailto:apccentral@lacity.org
mailto:apceastla@lacity.org
mailto:apcharbor@lacity.org
mailto:apcnorthvalley@lacity.org
mailto:apcsouthvalley@lacity.org
mailto:apcsouthla@lacity.org
mailto:apcwestla@lacity.org
https://planning.lacity.org/about/calendar
https://www.lacity.org/government/meeting-calendars/city-council-meetingsagendas#isSearch=true&eventtypes=1961
https://www.lacity.org/government/meeting-calendars/city-council-committee-meetingsagendas#isSearch=true&eventtypes=1956
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questions. It is important to note that the appellate body will not engage in a back and 

forth conversation with either the applicant or appellant. This is done to be both fair and 

consistent in the amount of time allocated to each party.  

What is the format and structure of a typical hearing for a project appeal? 

Each appellate body follows a slightly different set of procedures when hearing project 

appeals. That said, there are a number of common features that apply regardless of 

whether the appellate body is the Area Planning Commission, Cultural Heritage 

Commission, City Planning Commission, or City Council. A formal public meeting 

structure is always maintained in order to ensure a fair and predictable process―one 

where all sides are heard, and the meeting is conducted in an orderly manner. In the 

case when a planning commission is the appellate body, there are additional steps, 

such as: a presentation from the Department, an opportunity for the appellant to testify, 

a forum for the applicant to offer their rebuttal, and time reserved for public testimony. 

This would take place leading up to any formal action on the part of the commissioners, 

as it relates to a project appeal.  

To slow the spread of COVID-19, City Planning has implemented new procedures for 

public hearings and outreach meetings in order to practice proper physical distancing 

protocols. Until notified otherwise, commission meetings will be conducted virtually to 

allow applicants and the public to participate using a webcam or by telephone. For more 

information, consult the City Planning’s website with detailed instructions. 

How much time does the appellant have to present their argument? 

The time allocated to the appellant for the purposes of their presentation varies. It is 

ultimately determined by the appellate body and communicated at the start of the 

meeting. More often than not, appellants are allocated five to 10 minutes to make their 

presentation. Project appeals that are heard by City Council follow slightly different 

procedures, which the assigned planner can explain. 

Is there a need for the appellant to submit a PowerPoint presentation? 

Appellants can prepare a PowerPoint presentation, in addition to making verbal remarks 

when it is their turn to speak. If a PowerPoint is being prepared, the appellant should 

https://planning.lacity.org/about/commissions-boards-hearings
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submit the document to City Planning no less than 72 hours in advance of the meeting. 

The assigned planner will coordinate the submission for the appellant. 

What role does the planner assigned to this project play during the appeal 

process? 

The role of the assigned planner is to ensure that an appellant is notified of the appeal 

hearing as an interested party, to provide them with a courtesy copy of the staff report if 

prepared, and to make sure that all parties are informed of the outcome or final decision 

of the appeal. The assigned planner will analyze the appeal points and prepare a staff 

recommendation report responding to each of the points raised by the appellant. At the 

hearing, the assigned planner will make a presentation to the decision maker. All 

information about the case is available for public view in the case file, and the Planner 

can assist in making an appointment to review it. The planner can also ensure that 

translation and special accommodations for individuals with disabilities can be provided 

at the public hearing, if requested. 

What happens after the Appellate Body issues a formal decision, one way 

or another? 

After the Commission takes a vote, a formal Letter of Determination is issued. If the 

decision is not further appealable, this concludes the appeal process. Under the LAMC 

and City Charter, only certain Commission-level appellate decisions are further 

appealable to City Council.  

When can a CEQA appeal be filed? 

Generally, a standalone CEQA appeal to the City Council may only be filed if a project’s 

land use determination is not further appealable to the City Council (with some 

exceptions). If a determination made by an Area Planning Commission or City Planning 

Commission is further appealable to the City Council, the City Council will consider 

CEQA related appeal points made by an appellant when considering the entire appeal 

of the project. 
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When should appellants fill out the CEQA Appeal Form? 

The CEQA Appeal form shall only be used if the Area Planning Commission or City 

Planning Commission issues a determination for a project that is not further appealable. 

In these situations, an individual may file an appeal of a project’s CEQA clearance to 

the City Council. Forms and procedures for the appeal of CEQA documents can be 

found here listed under “CEQA Appeal Application.” 
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