
 

 
 
 
 
 
CITY COUNCIL: 
Mayor Curtis W. Morris 
Mayor Pro Tem John Ebiner  
Councilmember Emmett Badar 
Councilmember Denis Bertone 
Councilmember Jeff Templeman 
 

1. CALL TO ORDER 
 
2. ORAL COMMUNICATIONS 
 (For anyone wishing to address the City Council on an item on this agenda.  Under the 

provisions of the Brown Act, the legislative body is prohibited from taking or engaging in 
discussion on any item not appearing on the posted agenda.) 

 
a. Members of the Audience 

 

3. STUDY SESSION 
 

a. A petition to initiate a general plan amendment, zone change and municipal code text 
amendment to allow the development of a 75 unit small-lot residential subdivision for 
properties located at 741 N. San Dimas Avenue, 811 N. San Dimas Avenue, 130 W. 
Allen Avenue and 200 W. Allen Avenue. (Walbern Developments) 

 
b. A petition to initiate a general plan amendment, zone change and municipal code text 

amendment to allow for the development of 30 single-family detached residences as part 
of a small lot subdivision at 155 N. Eucla Avenue within the Town Core.  (City Ventures) 

 

4. ADJOURNMENT 
 

The next meeting is on Tuesday, November 25th, 2014, 7:00 p.m. 
 

 
AGENDA STAFF REPORTS:  COPIES OF STAFF REPORTS AND/OR OTHER WRITTEN 
DOCUMENTATION PERTAINING TO THE ITEMS ON THE AGENDA ARE ON FILE IN 
THE OFFICE OF THE CITY CLERK AND ARE AVAILABLE FOR PUBLIC INSPECTION 
DURING THE HOURS OF 8:00 A.M. TO 5:00 P.M. MONDAY THROUGH FRIDAY.  
INFORMATION MAY BE OBTAINED BY CALLING (909) 394-6216.  CITY COUNCIL 
MINUTES AND AGENDAS ARE ALSO AVAILABLE ON THE CITY’S HOME PAGE ON 
THE INTERNET: http://cityofsandimas.com/minutes.cfm.  
 
POSTING STATEMENT:  On November 21st, 2014, A TRUE AND CORRECT COPY OF 
THIS AGENDA WAS POSTED ON THE BULLETIN BOARDS AT 245 EAST BONITA 
AVENUE (SAN DIMAS CITY HALL;) 145 NORTH WALNUT AVENUE (LOS ANGELES 
COUNTY PUBLIC LIBRARY, SAN DIMAS BRANCH); AND 300 EAST BONITA AVENUE 
(UNITED STATES POST OFFICE). 

AGENDA 
SPECIAL CITY COUNCIL MEETING  

PLANNING COMMISSION 
TUESDAY, NOVEMBER 25th, 2014, 5:00 P. M.                                                         

SAN DIMAS COUNCIL CHAMBERS 
 CONFERENCE ROOM 

245 E. BONITA AVE. 



 

 
 
 

 

Staff Report 
 

 
TO: Planning Commission, Honorable Mayor, and Members of City 

Council For the Meeting of November 25, 2014 
 
FROM:  Planning Department  
 
INITIATED BY: Walbern Developments  
 
SUBJECT: A petition to initiate a general plan amendment, zone change and 

municipal code text amendment to allow the development of a 75 
unit small-lot residential subdivision for properties located at 741 
N. San Dimas Avenue, 811 N. San Dimas Avenue, 130 W. Allen 
Avenue and 200 W. Allen Avenue. 

 

 

 
 
BACKGROUND 

At the October 14, 2014 City Council meeting, the City Council approved a policy 
on study sessions for certain land use and zoning changes.  The purpose of the 
study session is to accommodate preliminary consideration by the City Council 
and the Planning Commission for specified development projects, prior to petition 
of initiation of associated applications. 
 
At that same meeting, the City Council considered a request by Walbern 
Developments to schedule a study session for a ±75 lot residential subdivision 
located on the west side of San Dimas Avenue south of Allen Avenue.  The 
subject site consists of four parcels (APN’s 8392-013-029, -031, -032, -037) 
which represents approximately 10.3 acres.    
 
ANALYSIS 

Site and Surrounding Characteristics  
 
The proposed residential development will consist of four parcels that total 
approximately 10.3 acres.  The subject site is located on the west side of San 
Dimas Avenue south of Allen Avenue (see Figure 3).  Majority of the site will front 
on San Dimas Avenue and will have access from both San Dimas and Allen 
Avenues.  The current uses on the site include an equestrian center, a nursery, 
vacant land and a single-family residence.  The subject site, with exception of the 
equestrian center, is zoned Single Family Agricultural 20000 (SF-A).  The 
equestrian center property is zoned Light Agricultural (AL) (see Figure 1).  The 
General Plan designation for the development sites is Single Family Very Low, 
which has a density of 0.2 – 3 acres per unit (see Figure 2). 
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Surrounding Uses 
 

 Use Zone General Plan  

North 

Edison  Light 
Manufacturing   

Public/Semi-Public 

North across Allen Avenue 

Office Administrative 
Professional 

Commercial  

South  Single family 
residential 

Single Family 
Agricultural -
16000 

Single Family Very 
Low (0.2-3) 

East  Residential 
planned 
development 

Single Family – 
7500 (RPD-8.5)  

Low / Medium 
(6.1-8) 

West Single family 
residential 

Single Family 
Agricultural -
20000 

Single Family Very 
Low (0.2-3) 

Subject Site       

10.3 acres 

Figure 1 - Zoning map 
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Subject Site       

10.3 acres 

  

Public / 
Semi-

Public 

Single Family 

Very Low 

Single Family 

Low 

Residential 

Low / Medium 

Commercial 
Industrial 

Residential  

High 

Figure 2 - General Plan 
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Figure 3 - Aerial 

Subject Site       

10.3 acres 
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Applicant’s Proposal 
 
The project will consist of a small-lot development with 75 two-story single-family 
detached homes with a gross density of 7.3 units per acre.  Four house/lot plans 
are proposed with lot sizes ranging from 2,250 to 3,500 square feet, floor area 
ranging from 1,827 to 2,300 square feet, lot coverage ranging from 42% to 54%, 
and will include three and four bedroom units.  
 
Each unit will include attached parking for two cars and parking for one car in the 
driveway.  Guest parking will be provided on the streets within the community. 
The proposed community will also provide recreational amenities to include a 
swimming pool, playground, basketball courts and other field type sports and 
community activities.  The site plan identifies a total of 114,500 square feet (25%) 
of open space; however, only 20,000 square feet of it is usable open space, 
which is where the community’s amenities are located and represent 4% of the 
entire development area.  The remainder of the open space is unusable passive 
or scenic open space comprised of 50,000 square feet of oak tree grove 
preserve scenic space and approximately 44,500 square feet of passive space 
which includes landscaped easements, retention area, landscaped area adjacent 
to the entry on Allen Avenue and open space frontage on San Dimas Avenue. 
 
The applicant would need to submit the following applications in order to process 
their request 
 

1. General Plan 
Amendment (GPA) 

 

2. Municipal Code Text 
Amendment (MCTA) 

Require City Council 
(CC) authorization to 
initiate prior to formal 
submittal. 

3. Zone Change (ZC)  

4. Tentative Tract Map 
(TTM) 

 

5. Development Plan 
Review (DPRB) 

Submitted only after CC’s 
authorization to submit 
GP, MCTA, and ZC.  

6. Tree Removal   

7. Environmental Review  Required for these types 
of projects  
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Comparison with Adjacent Neighborhood 
 
The subject site is adjacent to SF-A (20000) Zoned properties (see Figure 1) to 
the west, which allow animal keeping including horses and wholesale nurseries.  
The lots range in size from 0.25 to 4 acres in lot area.  They are developed with 
one-story single-family residences and have a rural setting as the majority of the 
sites are used for agricultural uses such as horse keeping and nurseries.         
 
The Residential Planned Development community to the east of the subject site, 
across San Dimas Avenue, is zoned Single Family 7500 (SF-7500) with a 
Residential Planned Development (RPD 8.5) overlay.  The 66 unit residential 
development was built in 1980 and consists of a mixture of attached and 
detached single-family residences.  The community includes a mixture of one- 
and two-story (23 – 1-story & 43 2-story) homes (see Figure 5).  It’s an open 
community (no gate) with public streets and has two access points from Allen 
Avenue.  In addition, the majority of the community does not have sidewalks.  
The development has a gross density of 6.9 units to the acre (see Exhibit B); 
however, the lot configuration and the mixture of one- and two-story homes help 
to alleviate the massing throughout the entire community.  In addition the 
irregular shaped lots lend themselves to providing side yard setbacks that range 
from five to ten feet.  Lastly, the RPD is located south, across Allen Avenue, from 
Multiple Family (MF) and Multiple Family Duplex (MF-D) zoned properties (see 
Figure 1). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 4 - RPD Aerial 
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The Chart below compares the development standards of the SF-A Zone and the 
existing RPD development adjacent to the subject site with the applicant’s 
proposal. 
 

Development Standards Matrix 

 Single-Family 
Agricultural 

20,000 Zone 
(SF-A) 

Existing Residential 
Planned Development 

(RPD) 
Proposed 

Development 

General Plan Single-Family 
Very Low (0.2 – 
3 d/u acre) 

Low / Medium (6.1 – 8 
d/u acre) 

Low / Medium (6.1 – 8 
d/u acre) 

Actual density 
for adjacent 
neighborhood 
and proposed 
project 

0.6 Units to the 
acre (gross) 

6.9 Units to the acre 
(gross) 

7.3 Units to the acre 
(gross) 

Lot area min.   20,001 sq. ft.  Provided 
2,509 – 4,139 sq. ft.  

2,250 – 3,500 sq. ft.  

Lot width min.  150 ft. Provided 
31 - 40 feet 

45- 70 feet 

Lot depth N/A Provided 
82 - 96 feet  

50 feet  

Building height 
Max. 

35 ft. / 2 stories 
(Homes 
adjacent to 
west of the 
subject site – all 
one-story 
homes) 

35 ft. / 2 stories 
Provided 
(43 – 2-story) 
(23 – 1-story) 

All 2-story 

Front yard 
setback min. 

20 ft. Provided 
15 & 20 ft. 
(lots with 20 ft. setback 
do not have sidewalks - 
measured to street) 
 

5 and 10 ft. 
(6 lots have 25 ft. 
setback - face San 
Dimas Ave) 

Side yard 
setback min. 

5 ft. on one side 
and 12 ft. on 

Provided  
0, 5 & 10 ft. 

4’-6” and 5 ft. 

Figure 5 - RPD across San Dimas Ave 
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the other (0 setback for attached 
units) 

Rear yard 
setback min. 

N/A  10 ft. 5 ft. 

Lot Coverage   35% Max  Avg. 43% 42 - 54% 

Parking within 
garage  

2 spaces  2 spaces & 2 spaces in 
the driveway 
(18 guest spaces plus 
R/V parking) 

2 spaces & 1 space in 
the driveway 
(75 guest spaces) 

Unit size / 
Bedrooms 

N/A 66 Units  
14 – 1,040 SF/ 2 BD 
9   – 1,295 SF/2 BD 
23 – 1,488 SF/3 BD 
20 – 1,562 SF/3 BD   

75 Units 
19 – 1,827 SF/3BD 
25 – 1,923 SF/3BD 
25 – 2,039 SF/4BD 
6   – 2,300 SF/4BD 

Floor area ratio N/A 28 – 54% 65 – 81% 

Open space  N/A -  114,500 SF 
-20,000 SF (active) 
-50,000 SF (scenic) 
-44,500 SF (passive) 
(Active space =4% of 
development site) 

 

Issues of Concern  
 
In reviewing the comparison of the applicant’s proposal with the development 
standards of the Single Family Agricultural Zone, the existing conditions of the 
surrounding neighborhood, the Generalized Criteria/Overriding Principles the 
following items should be taken into consideration: 
 

1. Compatibility with surrounding area by density, building height, and 
housing type.  

a. Density – The proposed development has a gross density of 7.3 
units to the acre, which is significantly greater than the permitted 
density of 0.2 – 3 units to the acre for the adjacent residential uses.  
The Residential Planned Development to the east of the subject 
site has a density of 6.3 units to the acre; however it’s located 
across San Dimas Avenue and is designed in a manner to provide 
greater setbacks and less lot coverage than the proposed 
development (See Exhibit B).  

b. Lot size – The proposed development includes lot sizes ranging 
from 2,250 – 3,500 square feet, significantly less than the 20,001 
square foot minimum lot size required for the adjacent SF-A 20000 
Zoned properties.  For additional comparison purposes, the Single 
Family Zone requires a minimum lot size of 7,500 square feet. 

c. Building height – The proposal includes two-story residential 
structures; however, all adjacent single-family residences to the 
west of the subject site are one-story.   
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d. Lot coverage – The applicant is proposing lot coverage ranging 
from 42 – 54%.  The adjacent SF-A Zoned properties allow a 
maximum lot coverage of 35% and majority of the adjacent 
residential lots have a lot coverage that are significantly less as 
they all have a rural setting to them. 

2. Integrate with existing uses. 
a. The properties west of the subject site are zoned SF-A, which allow 

horse keeping.  The applicant’s proposal does not consider the 
impact on the ability to comply with the distance requirements for 
existing horse keeping facilities or the ability to provide those 
facilities in the future.  

b. The proposed gated community fails to provide connectivity to the 
adjacent residential neighborhood. 

c. The single-family residences located immediately west of the 
subject site are all one-story and the applicant’s proposal includes 
all two-story homes. 

d. The subject site’s zone and adjacent residential lots have a 
minimum lot size requirement of 20,001 square feet and the 
applicant is proposing lots ranging from 2,250 – 3,500 square feet. 

3. Provide for orderly and efficient coordination of   
access/circulation/road and utilities and infrastructure.  

a. At this time not enough information has been provided to make a 
proper analysis of these criteria. 

4. Coordinate phasing in a geographic area (may need to upsize to 
accommodate needs of surrounding area).     

a. At this time not enough information has been provided to make a 
proper analysis of this criteria 

5. Economic viability for any targeted market (may need to provide 
adequate analysis, affordability and/or other guarantees.  

a. The applicant’s submittal indicates that they will be providing work 
force and entry-level housing for the community and that the 
proposed small-lot development will allow young families to enjoy 
pride of ownership; however, sales prices have not been submitted.   

6. The need for and reason to support a change. 
a. The applicant states that for many years the City has considered 

itself to be an equestrian community; however, changes in 
regulations, State imposed housing requirements and a change in 
buyer profile, there now is a demand for housing that is different 
from the conventional housing built in the City from the 1960’s 
through 2007.  In addition, the applicant’s booklet includes a list of 
benefits to the community that would result from the change.  

7. Demonstrated community support for the change. 
a. The applicant held one community meeting with the landowners 

located west of the subject site and east of Cataract Avenue.  The 
meeting was attended by Staff to observe and not participate.  The 
residents immediately west of the subject site had concerns with 
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privacy, compatibility, congestion and traffic.  They also made it 
clear that the reason for purchasing their properties was for the 
open, rural setting of the neighborhood and were concerned how 
that would be impacted by the residential development.  In addition 
to the community meeting, the applicant has stated that the majority 
of the landowners holding 21.56 acres of the 25.98 acres west of 
subject site and east of Cataract Avenue either support or will not 
oppose the request for the project and its associated applications. 

8. Demonstrated community benefit that would result from any change.  
a. The applicant’s booklet includes a summary of benefits.  Some of 

the stated benefits include: 
i. Provision of work force and entry-level housing for the 

community (applicant has not provided sales prices) 
ii. Revitalization of an area in need of redevelopment 
iii. More efficient use of underutilized land  
iv. Preservation of a 1.5 acre oak grove 

9. In addition to the above criteria, the following items shall be 
considered: 

a. Increased front setbacks for lots fronting on San Dimas Avenue 
b. Increased side yard setbacks, at least on one side, to allow for 

mechanical equipment, trashcans, etc., and to reduce coverage 
and massing 

c. Driveway parking for two vehicles 
d. Usable common open space (proposal includes 4% of total 

development site) 
e. Amount of usable private open space 
f. Inclusion of sidewalks throughout the entire community 

 
ALTERNATIVES 

Based on the information presented in this Staff Report and the information 
presented at the Study Session, the City Council and the Planning Commission 
shall make one of the following choices: 

1. Continue in order for Staff and/or the applicant to provide additional 
information for the City Council and the Planning Commission to consider.   

2. Authorize initiation of a general plan amendment, zone change and 
municipal code text amendment.  

3. Authorize initiation  with conditions  

4. Deny because the proposed project does not meet the Generalized 
Criteria/Overriding Principles discussed in this report. 
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RECOMMENDATION 

Staff recommends the applicant’s petition to initiate a general plan amendment, 
zone change and municipal code text amendment be denied as the proposed 
project does not meet the Generalized Criteria/Overriding Principles discussed in 
this report.  
 
 
Attachments:  Exhibit A –  Applicant’s letter 

Exhibit B –  Aerial of the surrounding neighborhood  
identifying density levels.   

 Exhibit C –  Proposed site plan   
Exhibit D –  Proposed floor plans 
Exhibit E – Applicant’s booklet 
Exhibit F – Applicant’s previous submittals 











 

37 units/13.4 acres 

2.8 UAC 

12 units/7.7 acres 

1.5 UAC 

Total                          

17 units/28.6 acres     

0.6 UAC 

66 units/9.47 acres    

6.9 UAC 

4 units/0.9 acres    

4.4 UAC 

Subject Site              

75 units/10.3 acres     

7.3 UAC 

Walbern Developments                      741 N. San Dimas Avenue    

Density Study 

 

Edison Parcel                 

1.4 acres                      

Excluded from study 

EXHIBIT B 


















































	November 25, 2015 Study Session Agenda
	Walbern Development Report
	City Ventures  Report



