
edward hunt

From: edward hunt <edvhunt@earthlink.net>
Sent: Tuesday, January 27, 2015 1:22 PM
To: councilmember.huizar@lacity.org
Cc: 'john jhon'; 'Aaron Downes'; 'Alexis'; 'ambika leigh'; 'barb bernardino'; 'Benjamin Smith';

'bishopmangolassi@yahoo.com'; 'chair@hsdnc.org'; 'Christian Anthony'; 'Clarence
Cowan'; 'D Chavez'; 'debra@itsahuman.com'; 'dora alvaRENGA'; 'Don Durkee'; 'Erick
Sanchez'; 'ericpertilla@yahoo.com'; 'giagenevieve@hotmail.com'; 'gus'; 'Jessica Fields';
jonathan alfonzo'; 'Katya Gardner'; 'Lee Harrison'; 'makeup@mhunter.com'; 'Marissa
Benedict'; 'mod hof'; 'natalie.alvarenga@ymail.com'; 'Oscar Ramirez'; 'perpetua99
@gmail.com'; 'Paul Schneider'; 'snagin818@yahoo.com'; 'South Hollywood NHA';
'stevekiyohara@yahoo.com'; 'suzy shinn'; 'Michael Bahe'

Subject: RE: Sample Letter, Case 14-1746 Copy, paste, SEND TO : cityclerk@lacity.org

Dear LA City Council PLUM Committee Chairman Huizar and Members,

Re: Council File #14-1746

City Hall, Los Angeles, CA 90012

Re : Vesting Tentative Tract # VTT-72899-SL-2A

Project Location : 1146/1152 Beachwood Drive, Hollywood CA 90038 .

Both I and our HSDNC PLUM Committee support this appeal by the Beachwood Gardens Neighborhood

Association, of Hollywood for the following reasons.

• The developer has adamantly refused to work with our HSDNC Board and PLUM
Committee

• That Deputy Advisory Agency Jae Kim erred and/or abused his discretion by issuing an
approval of Vesting Tentative Tract Map No. 72899-SL without applying the proper
statutes, including the Small Lot Design Guidelines, which the Advisory Agency was
specifically directed to apply in this case by City Planning Director Michael LoGrande in
a January 29, 2014 directive;

• That neither the City Planning Department, nor the applicant, has produced any
setback measurements to justify the allowance of a ten-foot front setback on this
project, despite repeated requests by the appellant and the Public.

• That the conclusions of the Project's Mitigated Negative Declaration ("MND") and
Advisory Agency's CEQA Findings of no impact/less-than-significant impacts resulting
from the Project are unsubstantiated by the evidence, and therefore preclude
informed decision making and proper public participation;
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• That the Central Area Planning Commission erred and/or abused their discretion at
the October 28, 2014 appeal hearing of case VTT-72899-SL by failure to research and
address key evidence brought forth by the appellant and the Public, thereby denying
the appellant a fair and proper hearing.

Thank you,

Sincerely,

Edward Villareal Hunt, AIA, ASLA

Co-Chair, Hollywood Studio District NC PLUM Committee
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January 27, 2015

Los Angeles City Council Planning & Land Use Committee (PLUM)

Council Member Jose Huizar, Chair

Council Member Gilber A. Cedillo

Council Member Mitchell Englander

RE: Council File #14-1746, 1146-1152 North Beachwood Drive

Honorable Council Members of the PLUM Committee,

Please include in the
Administrative Record

The Hyperion Avenue Neighbor Association is writing to express its formal objections to the determination letter of
the above referenced project and in support of the Beachwood Gardens Neighborhood Association appeal. The
proposed map is not consistent with applicable general and specific plans.

The General Plan calls for the following:
• Preserve and enhance the positive characteristics of existing residential neighborhoods and developments, such as
scale,
height, bulk, setbacks and appearance, and uses which together provide the foundation for community identity.
• Protect public safety, health and welfare.
• Support efforts of active neighborhood groups to preserve and rehabilitate local neighborhoods and strengthen
neighborhood character and identity.
• Encourage traditional courtyard-style, multiple family housing developments designed around a landscaped focal
point or courtyard that incorporate open space and provide a friendly environment for pedestrians.
• Protect residential neighborhoods from new out-of-scale development.
• Require use-able open space for outdoor activities, especially for children.
• Reduce conditions that contribute to unsafe and congested local neighborhood streets that endanger children and
pedestrians and diminish quality of life.

Ordinance 171753 amends Sections 12.03 and 12.21 of the Los Angeles Municipal Code to require open space for
six or more residential units. Its purpose is the provide opportunities for outdoor recreation, safer play areas for
children as an alternative to the streets, and improving the aesthetic quality by providing relief to the massing City
planning will tell you that this ordinance does not apply because these are single family residences and the ordinance
only applies to multi family developments. But these small lot developments are being built in residential areas
zoned for multi family dwellings, include a home-owners association for trash and common area maintenance and
don't look any different than town-homes since there is no visual separation between buildings. The only difference
being that these buildings are structurally separate. So they look the same as multi family dwellings, they are being
built in multi family zones, and they are even more likely to be occupied by families with children. Therefore
municipal code requirements for open space, guest parking, and additional setback should apply to small lot
subdivisions just as they do to town-homes.

In addition, the conclusions reached in the Mitigated Negative Declaration of no impact/less than significant impact
are unsubstantiated by findings or evidence available to the public.

Los Angeles Municipal Code Article 7 Section 17.54 states:
Upon conclusion of the hearing, the City Council shall within ten days render its decision on the appeal based upon
the testimony and documents produced before it. It may sustain, modify, reject or overrule any recommendations or
ruling of the Advisory Agency, and shall make findings consistent with the provisions of this article and the
Subdivision Map Act.

Sincerely,
Hyperion Avenue Neighbor Association



Plan Implementation

Subdivisions

City Hall * 200 N. Spring Street, Room 721 ̀  Los Angeles, CA90012

January 29, 2014

TO: All Interested Parties

FROM• Michael J. LoGrandeIW—
Advisory Agency

SUBJECT: ADVISORY AGENCY POLICY
SMALL LOT ORDINANCE

Introduction

Established in 2005 in LAMC Section 12.22-C,27, the Small Lot Ordinance allows for
the subdivision of underutilized land in multi-family and commercial areas into fee-
simple homes. Intended as infill development and a smart-growth alternative to
traditional, suburban style single-family subdivisions, small lot homes would have
smaller lot areas with compact building footprints and reduced yard setbacks, street
frontages, passageways between buildings, and open space.

As such, small lot subdivisions create a unique set of design challenges and spatial
complexities with regards to massing, height, circulation, and transitional areas from
adjacent properties. Small Lot Design Guidelines provide an opportunity to address
these complexities while also promoting the design and creation of small lot housing
with neighborhood compatibility for consistency with applicable General and Specific
Plans and addressing site organization and urban form, setbacks and building
transitions, parking and driveways, building design and materials, and landscaping and
access.

Small Lot Design Guidelines — Advisory Agency Policy

All small lot subdivisions filed after February 1, 2014 must comply with or meet the
intent of the attached 2014 Small Lot Design Guidelines through either methods listed
in the Guidelines or through alternative methods that achieve the same objective. This
Advisory Agency Policy and the attached Small Lot Design Guidelines replace and
supersede the Advisory Agency's prior policies dated January 10, 2006 and November
15, 2006.

In cases where site characteristics, existing improvements, or special circumstances
make substantial adherence with the Small Lot Design Guidelines impractical,
substantial compliance may not be possible; in which case, small lot subdivisions must
meet the intent of the Small Lot Design Guidelines, as stated above. The Small Lot
Design Guidelines will be used to condition a project and not as the basis approving or
denying a project. Conditions imposed by the initial decision maker may be appealed.
The Small Lot Design Guidelines shall be used in conjunction with any other adopted
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design guidelines, as applicable, and shall not supersede any adopted Specific Plan
Design Review Board procedures.

Authority of the Advisory Agency

The Advisory Agency's authority to adopt this policy is based on the Subdivision Map
Act (and LAMC 17.03) and the General Plan. The Map Act requires that the Advisory
Agency must find in the affirmative that the proposed tract or parcel map. and its
design and improvement, will be consistent with the applicable General and Specific
Plans and that the site will be physically suitable for the proposed type of development.
Where the "design" of the tract or parcel map refers to the configuration and layout of
the proposed lots, easements and/or access and "improvements' to the infrastructure
facilities serving the subdivision, such as roadways and sidewalks, the Map Act
requires that the proposed map also be consistent with the General Plan.

The Small Lot Design Guidelines allow the Advisory Agency to implement the
purposes, intent, and provisions of the General Plan and its various elements, and
effectively provide the Advisory Agency with the tools to make the consistency findings
with the General Plan for the purposes of approving a small lot subdivision. The
Guidelines, in turn, are in conformance with the City's General Plan Framework -
Chapter 5, Urban Form and Neighborhood Design - which encourages the
"enhance[ment of] the liveability of all neighborhoods by upgrading the quality of
development and improving the quality of the public realm' and the "formulateonj and
adopt[ion of] building and site design standards and guidelines to raise the quality of
design Citywide".

The Small Lot Design Guidelines shall only apply to subdivisions that are subject to the
Small Lot Ordinance (LAMC 12.22-C,27).

Mixed-Use Small Lot Subdivisions

The Small Lot Ordinance states that 'parcels of land may be subdivided into lots which
may contain one, two or three dwelling units" for the purpose of a small lot subdivision.
The Planning Department has historically interpreted this statute as allowing residential
uses as part of a small lot subdivision while inherently excluding any commercial uses
as part of a tract or parcel map for the purposes of creating "small lots." However, the
Ordinance does not explicitly prohibit commercial uses as part of a small lot subdivision
even when the underlying zone permits commercial uses. This policy will allow for the
creation of a mixed-use development as part of a small lot subdivision, in that:

A small lot subdivision may allow for a mixed-use building on a lot that combines a
commercial use on the ground floor and upper level residence that is effectuated
by the recordation of a tract or parcel map, as long as the underlying zone permits
the commercial use, pursuant to LAMC Section 13.09-B,3. — Definitions of a Mixed
Use Project.

Mixed-use small lot projects must comply with all other applicable regulations
governing the site with regards to parking, signage, access, and FAR limitations in



SMALL LOT r.)ELiNES

Varied building heights and massing
creates a more interesting and walk-
able streetfront.

HEIGHT AND MASSING GUIDELINES

While building height is often criticized for a project's
incompatibility with the neighborhood, it is more often the
building's massing--the overall volume of the building--
that can cause the new structure to seem out of context.
Well-designed buildings do not "max out" the allowable
building massing permitted by the code --height limits,
yard, setbacks--but employ variations in height, massing,
rhythm, and texture to reduce the perceivable massing of
the building. These variations serve dual functions: they help
small developments mesh with their surroundings, while also
enhancing the overall quality of the street by providing visual
interest and a pedestrian scale.

1
2

3

4

Use the surrounding built environment to inform
decisions about variations in height and massing.

Avoid excessive differences in height between the
proposed development and adjacent buildings.

Provide sufficient space between buildings,
articulation along the street frontage, and visual
breaks to diminish the scale and massing.

Small lot developments should be appropriately
designed and scaled to transition from single-family
properties using methods such as step backs,
building placement, driveway location, variations in
height, and landscape screening elements.

24 BUILDING
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Bill Zide
Chair

Jennifer Barbosa
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Paul Dougherty

Treasurer

Vacant

Secretary

5500 Hollywood Blvd. #406

Los Angeles, CA 90028
admin@hsdnc.org

www.hsdnc.org

October 28th, 2014

CITY OF LOS ANGELES
HOLLYWOOD STUDIO DISTRICT NEIGHBORHOOD

COUNCIL

CALIFORNIA

ERIC GARCETTI
MAYOR

Heather Bleamers & Rhonda Ketay
Central Area Planning, Commission
200 N. Spring Street
Room 272
Los Angeles, CA, 90012

RE: 1146 — 1152 N. Beachwood Drive - Case #: VTT 72899 SL-1A

Dear Ms. Bleamers, Ms. Ketay and Commissioners:

Board Members:

Alex Alferov
Bill Zide

Christina Derenthal
Efrain Gonzalez

Jirair Tossounian
Jose Torres
Don Durkee
Luke Vincent'
john Girodo

Maria Yepremian

At a special meeting of the Hollywood Studio District Neighborhood Council (HSDNC) on
Wednesday, October 22nd, the Board voted unanimously to support the appeal of the ZA's
opinion regarding, the proposed Small Lot Subdivision (SLS) cited above.

Jennifer Barbosa
Jing Wan

Christian A. Beck
Doug Haines

Paul Dougherty
Aaron Downes

Vacant 1
Vacant 2
Vacant 3
Vacant 4

As a Neighborhood Council it is our responsibility to faithfully represent the communities and
stakeholders within our district. As such. we are particularly sensitive to neighborhood concerns
regarding development within residential areas.

This particular development has created a great deal of concern in the community about a
number of issues that do not correlate either with the existing neighborhood and/or don't follow
the SLS Guidelines. Among these are: 1/ The proposed development's heig,ht--At 4.5 stories it
more than doubles the street average of 1.8; 2/ The Massing which is out of proportion with
anything. else on the block; 3/ The lack of any Open Space; 4/ The Setbacks seemingly lacking
any clear verifiable measure. and 5/ The lack of any substantial Landscaping.

Since the project was first brought before the Board. the HSDNC has encouraged the Developer
and his consultant to work with the neighbors and stakeholders to address their concerns and
conform in good faith with the Guidelines issued by the City.
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At first the Developer's consultant requested a private 'workgroup' mostly comprised of
HSDNC members to work with the Developer. However, this does not conform to the open
meeting requirements of the Brown Act, and we advised the Developer to meet with those
concerned neighbors directly. The HSDNC suggested a town hall style meeting for this. At
first the developer seemed willing to be part of such a meeting. but then failed to reply in any
concrete way to attempts to arrange this before today's hearing.

In the end despite the HSDNC's attempts to mediate this, the Developer has seemingly and
regrettably been unresponsive to the legitimate concerns raised. This is disappointing, and we
hope will not set a precedent for other Small Lot Subdivisions and City's processes for fairly and
effectively reviewing them.

In the last month, not one but two large developments (Target and Sunset-Gordon) within the
territory of the HSDNC have been ordered to stop construction or had their permits (including
certificate of occupancy) revoked by a judge. The City was included in this litigation and so it
ends up costing taxpayers. Unfortunately this happened because the developers were in violation
of Zoning Codes and laws. and the Planning Department and/or other City agencies chose to
ignore this at their own risk.

So rather than risk this development becoming another lawsuit that will embarrass the City and
discourage both developers and stakeholders alike, it would seem much more worthwhile to
make every effort to involve the community and respond appropriately to their concerns.

I hope that you will endorse this approach and support the Appeal, as well as encouraging the
developer to go back and work with the neighborhood on this to find a mutually satisfactory
solution.

Thank you for your courtesv.yAitE-regard to the community's input on this matter.

Sincerely,

ill de
Chair
HSDNC

Cc: Councilmember Tom LaBonge
Councilmember Mitch O'Farrell
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MOTION

The Small Lot Subdivision Ordinance was enacted by the City of Los Angeles in 2004. The
Small Lot Subdivision Ordinance is an innovative zoning tool that allows development of
townhouse style homes on urban infill lots with commercial or multi-family residential zoning. In
most cases, the density of a Small Lot Subdivision is much less than what an apartment or
condominium developer could build.

Despite its advantages, over the last nine years, problems in the implementation of the Small
t S • e 'oiiGfdinance have come to light.riarsyI m cases, Small Lot Subdivisions have

isrupted the character of existing neighborhoods. T y are not compatible with nearby buildings
lito t - street.

To solve this problem, the Director of Planning should update and improve the Small Lot
Subdivision Guidelines. They are out of date and must be amended to reflect the reality of the
Small Lot Subdivisions being built today. In addition, the Small Lot Subdivision Ordinance should
be evaluated and amended if necessary to see if it contains provisions that make it difficult for
Small Lot Subdivisions to fit in with existing neighborhoods.

I THEREFORE MOVE that the Department of Planning be instructed to update and
improve the Small Lot Subdivision Guidelines.

I FURTHER MOVE that the Department of City Planning, with the assistance of the City
Attorney, be instructed to evaluate the Small Lot Subdivision Ordinance and prepare any changes to
the Ordinance that are necessary to ensure that future Small Lot Subdivisions are compatible with
the neighborhood.

PRESEN I ED BY:
Tom LaBonge

Councilmember, 4'h District

SECONDED BY:



VESTING TENTATIVE TRACT NO. 72899-SL
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become members of the association and shall be subject to a proportionate
share of the maintenance. The Maintenance Association shall be re orded as a
Covenant and Agreement to run with the land. The subdivider shall submit a
copy of this Agreement, once recorded to the Planning Department for placement
in the tract file,

k. Copies of all recorded Covenant and Agreement(s) for all reciprocal private
easements shall be submitted to the Planning Department for placement in the
tract fife.

Note to City Zoning Engineer and Plan Check. The Advisory Agency has
approved the following variations from the Los Angeles Municipal Code as it
applies to this subdivision and the proposed development on the site. Approved
Variations as follows:

Approved Variations as Follows:

Setbacks
Lot
No.

Setback
North

Setback
East

Setback
South

Setback
West

1 5' 0' 10' 5'
2 5' 0' 10' 0'
3 5' 0' 10' 0'
4 5' 0' 7' 6" 0'
5 5' 20.67' 7' 6" 0'
6 10' 5' 5' 0'
7 10' 0' 5' 0'
8 10' 0' 5' 0'
9 10' 0' 5' 0'
10 10' 0' 5' 0'
11 10' 0' 5' 0'
12 10' 0' 5' 5'

Prior to issuance of a building permit, the project shall conform substantially with the
intent of the Small Lot Design Guidelines, as shown on Exhibit "A" of Case No.VTT-
72899-SL, and with the following: I

SITE PLANNING

Relationship to the Street Guidelines

a. The development's front yard setback along Beachwood Drive shall be within five
(5) feet of the average setback of adjacent properties.

Site Layout and Circulation Guidelines

b. Residential structures located on Lots 1 and 12 shall be configured to front along
Beachwood Drive and shall contain primary entrances and main windows that
face this street. There shall be no enclosed patios along Beachwood Drive.

c. The site plan shall provide space for entry, front landing, and transitional
landscaping between the public sidewalk and private entryway along Beachwood
Drive.
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Shaping the Visual tnvironment:,
Citywide Design Guidelines and Small Lot Design Guidelines
by Simon Pastucha - City Planner

The Department of City Planning has created a series of design guidelines for new multi-
family, conmiercial, mixed use, and industrial projects, and a new type of housing referred to as
"Small Lots." The design guidelines are triggered by discretionary entitlements, modifications,
or exterior alterations, and provide the opportunity to help projects become more attractive and
more functional promoting a better quality of life. These guidelines are intended for developers
and architects as well as for advisory and decision-making bodies when evaluating a project.

Citywide Design Guidelines

The Citywide Design Guidelines
include design objectives that maintain
neighborhood form and character while
promoting high-quality infill development.
The Design Guidelines provide greater
direction for new projects, illustrating
options, solutions, and techniques to
achieve the goal of excellence in new
design. It is important to remember that the
guidelines are performance goals, not zoning
regulations or development standards, and
therefore do not supersede regulations in the
Municipal Code. (continued on p.4)

DEVELOPMENT SERVICE CENTERS:

The Cullen Street Art District Homes is one of the first projects
approved through the Small Lot Ordinance.

Metro Public Counter
201 N. Figueroa St., 4th Floor
Los Angeles, CA 90012
(213) 482-7077

Valley Public Counter
6262 Van Nuys Blvd., 2nd Floor
Van Nuys, CA 91401
(818) 374-5050

Los Angeles
Department
of City Planning



Shaping the Visual Environment
(continued from p.1)

Many neighborhoods in Los Angeles have adopted other design guidelines,
whether as part of an Urban Design Chapter of a Community Plan or special
zoning designations such as Specific Plans, Community Design Overlay Districts,
redevelopment plans, designated historic properties, and Historic Preservation
Overlay Zones. The Citywide Design Guidelines apply to all areas, but are
particularly applicable to those areas within the City that do not currently have
adopted design guidelines. In cases where the Citywide Design Guidelines conflict
with a provision in a Community Plan's Urban Design Chapter or a special zoning
designation, the community-specific requirements shall prevail.

The guidelines are divided into three typologies: Residential Multi-Family,
Commercial, and Industrial. The Department created an easy to follow
checklist-for01 typology. The checklist is required to be submitted with
discretionary permit applications.

Small Lot Design Guidelines

Enacted in 2005, the Small
I got Ordinance permits the"
construction of fee-simple, infill
housing on lots in multi-family
and commercial zones. Unlike
purchasing a condo, fee-simple
housing includes ownership of
the land as well as the home.
While home ownership options
have traditionally been limited
to a single-family home on a
minimum 5,000 square foot
lot or to condominiums, the
passage of the Small Lot Ordinance extends these options to include townhomes,
row houses, and other types of infill housing typically only available for rent.

While the ordinance provides a smart-growth alternative to the suburban single-
family home, and creates new options for home ownership, it also brings a new set
of spatial complexities. For instance, challenges brought on by neighborhood context
and the proximity of adjacent structures require thoughtful consideration about site
planning, walkways, massing, height, and transitional areas from adjacent properties.

The Small Lot Design Guidelines were issued by the Director of Planning to
address these complexities while also promoting the creation of small lot housing
with neighborhood compatibility and consistency with applicable General and
Specific Plans. The guidelines outline recommendations for site organization and
urban form, setbacks and building transitions, parking and driveways, building
design and materials, and landscaping and access. The recommendations help to
guide decision-makers to ensure that a project is well designed for future residents
and compatible with its surroundings.

During the spring and summer of last year, the Department provided training on
the Citywide Design Guidelines for City staff, developers, designers, and advisory
and decision-making bodies. The Department recently hosted a multi-hour training
session on the Small Lot Guidelines with over 100 developers in attendance.
The Citywide Design Guidelines and Small Lot Guidelines are available
online at urbandesignla.com/resources.+

The Artist Project is a 15 home small lot subdivision in
Echo Park.

Edited by: Priya Mebendale cS Shannon Ryan

Designed by: Los Angeles Department of City Planning Graphic Services Section, September 2014

our MISSION
To create and implement plans,
policies and programs that realize
a vision of Los Angeles as a
collection of healthy and sustainable
neighborhoods, each with a distinct
sense of place, based on a foundation
of mobility, economic vitality and
improved quality of life for all residents.

As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis
ofdisabiltry and, upon request. will provide reasonable accommodation ro ensure equal access to its programs, services and activities.

The above projects successfully execute
urban design 1,iciplesin residential
commerciahaind industrial developments.
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• McQUISTON ASSOCIATES

6212 Yucca St, Los Angeles, CA 90028-5223

(323) 464-6792 FAX same

consultants to technical management
January 26, 2015

CF14-1746
ITEM 9 PLUM 1/27/15

S. Gin

STATEMENT of J.H. McQUISTON on
APPEAL of 11464152 NORTH BEACHWOOD

Honorable Chairman and Members of the Committee:

I. The problem with allowing this proposal is that it inherently-violates the City's General Plan.

The Planning Report did not address-properly the Plan violation. It merely looked at the parcel's zoning. CLAAPC

also failed to evaluate the project's impact on the Plan.

There is a widespread-failure to realize that compliance with zoning is not necessarily compliance with the

Plan. As it was said by the California Supreme Court in Lesher Communications v City of Walnut Creek, 52 Cal
3d 531,541 (1990):

"The general plan stands. A zoning ordinance that is inconsistent with the general plan is invalid when passed
(deBottari v. City Council (1985) 171Cal.App.3d 1204, 1212, 217 Cal.Rptr. 790; Sierra Club v. Board of
Supervisors (1981) 126 Cal.App.3d 698, 704, 179 Cal.Rptr. 261) and one that was originally consistent but has
become inconsistent must be brought into conformity with the general plan. (§ 65860.) The Planning and Zoning
Law does not contemplate that general plans will be amended to conform to zoning ordinances. The tall does not
wag the dog. The general plan is the charter to which the ordinance must conform."

Here, the Plan requires R-3 use, occupation by renters, not by wealthier single-family owners, at a density
of "24+ to 40" wilts per gross acre.

This proposal is for people who will not be renters, at a density substantially below the Plan's requirement.
The result is a citywide-shortfall of domiciles for low-wage families, users of public transportation.

None of the City evaluators considered this gobbling-up scarce land at less-than-required density. It is a
massive miscarriage of the raison-d'etre for establishing Plans.

And, California's Government Code since 1971 required this City to Plan wisely without ad-hoc disregard,
because there is only a limited-amount of land in California and it must be utilized reasonably.

Also, California Constitution Article 1 §7 prohibits the City from granting "unequal protection" and "special
privilege". If the City wants to permit less-dense utilization of parcels in this area it must amend its Plan
first, but not allow piecemeal density-reductions, such as this one damaging the Plan.

2. There is merit in small-lot subdivision of very large single-family parcels, but General Plan is desecrated when
City ad-hoc allows multi-family parcels to be converted into single-family parcels.

The wise outcome in this case is to deny the proposed small-lot conversion in this area of the City's Plan.

Respectfully submitted,

c: Interested parties
57e04:1W1(

J. H. McQuiston


