
 

 
 
 
 
CITY COUNCIL: 
Mayor Curtis W. Morris 
Mayor Pro Tem Jeff Templeman  
Councilmember Emmett Badar 
Councilmember Denis Bertone 
Councilmember John Ebiner 
 
PLANNING COMMISSIONERS: 
David Bratt – Vice Chair 
John Davis 
Stephen Ensberg 
M. Yunus Rahi 
 
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 and zone change to allow the development of a 28 
unit single-family residential subdivision for properties located at 741 N. San Dimas Avenue, 811 
N. San Dimas Avenue and 182 W. Allen Avenue. 

 
4. ADJOURNMENT 
 

The next meeting is on Tuesday, June 23, 2015, 7:00 p.m. 
 

Notice Regarding American with Disabilities Act:  In compliance with the ADA, if you need 
assistance to participate in a city meeting, please contact the City Clerk’s Office at (909) 394-6216.  Early 
notification before the meeting you wish to attend will make it possible for the City to make reasonable 
arrangements to ensure accessibility to this meeting [28 CFR 35.102-35.104 ADA Title II]. 
 
Copies of documents distributed for the meeting are available in alternative formats upon request. 
Any writings or documents provided to the City Council regarding any item on this agenda will be made available 
for public inspection at the Administration Counter at City Hall and at the San Dimas Library during normal 
business hours. In addition most documents are posted on the City’s website at cityofsandimas.com.  
 
Posting Statement: On June 9, 2015, a true and correct copy of this agenda was posted on the bulletin board at 245 
East Bonita Avenue (San Dimas City Hall), 145 North Walnut Avenue (Los Angeles County Library), 300 East 
Bonita Avenue (United States Post Office), Von’s Shopping Center (Puente/Via Verde Avenue) and the City’s 
website www.cityofsandimas.com/minutes.cfm  
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~~ WALBERN 
~~ ~ DEVELOPMENTS 

1278 Glenneyre Street, Suite 439 
Laguna Beach , Californ ia 92651 
Office: 949-276-7570 

June 9, 2015 

Larry Stevens 

Assistant City Manager and Director of Community Development 

City of San Dimas 

245 E. Bon ita Ave . 

San Dimas, Ca . 91773 

Re : Request from Walbern Development to initiate a Genera l Plan Amendment (GPA) and Zone 

Change to Single Family Low Density (3 .1-6 units per acre) 

APN's 8392-013-031, 8392-013-032 & 8392-014-037, 8392-013-028 and 8392-013-029 

Dear Mr. Stevens, 

Significant investigation and work has been done on this site since the last Joint Study Session by both 

the Staff and the applicant. As a result of this effort Walbern Development (Walbern) has revised their 

previous request and is providing a revised submittal in support of the above referenced GPA and ZONE 

CHANGE to Single Family Low allowing (3 .1-6) units per acre. The following exhibits are being provided 

for review. 

Number & Size Number & Size Exhibit Name 

15-11x17 1-full scale 29 Lot Layout 

15-11x17 1-full scale Conceptual Grading Plan 
15-8Y,x11 Engineers Grading Letter 

15-11x17 1-full scale Conceptual Landscape Plan WDOS 

15-11x17 1-full scale Conceptual Architecture (San Dimas-Elevations) 

15-11x17 Barn Location Map 

15-11x17 Zoning Map 

15-11x17 Horse Trai l Map 

The exhibits are illustrative and meant to provide some visual representations of the project. We 

understand that should comments be made by Commissioners and Council members about the 
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conceptual exhibits that those comments are not to be relied upon in the event the project moves 

forward. 

Walbern has continued to meet with landowners as evidenced by the additional property that has been 

added to the request. We will continue to meet with the other property owners in the area throughout 

process. 

Description of the Proposed Project Site: 

The proposed site consists of a total of five (5) parcels that are predominately flatlands with the 

exception of the oak covered hillside on the southern boundary that provided a natural barrier and 

separation from homes along Gladstone Ave. The five parcels represent approximately 9.43 gross acres 

of the 25.98 acres between San Dimas Ave. and Cataract Ave. Walbern is requesting a GPA and ZONE 

CHANGE for development of twenty eight (28) 7500+ sq. ft . single family lots with a density of 2.97 units 

per acre. Street standards, setbacks and floor area ratios are already established in the San Dimas 

Municipal code (SDMC) for these types of lots. At the request of the Staff, Walbern has prepared a 

conceptual access/circulation/road study with utilities and infrastructure showing a traffic pattern from 

San Dimas Avenue through to Cataract Avenue. 

The proposed project site is currently being used for a nursery, equestrian center, vacant ground and a 

residence . The current zoning created economic and functional obsolesces in the project area . The area 

surrounding the site includes Low/Medium residential to the east; to the north {AP) 30 units per acre 

and industrial; Single Family Very Low to the south and west. The land to west consist of a few 
residences and a portion of the land has a nursery and the rest is fallow. 

Description of the Proposed Project: 

Walbern is proposing a Single Family Low Density Detached 28 unit Subdivision which would feature one 

and two story homes with two and three car garages. The conceptual design represents a density of 

2.97 unit per acre. As currently provided for in the SDMC the maximum height of a single story unit is 25' 

and the maximum height of a two story unit is 35' with a maximum ground coverage of 35% of the lot. 
The current SDMC setback requirements are 20' front yard, 5' & 12' side yards. The development is a 

single access entrance with ingress and egress from San Dimas Avenue. As proposed the development 

does provide for future access through to Cataract. It is proposed that the development will have public 

streets and will not provide any community recreational facilities. The back yards of the lots are large 

enough to allow for swimming pools and other personal recreational facilities. 

Generalized Criteria and Overriding Principals 

Prior to allowing the submittal of an application for a zone change the City Council and the Staff have 

established some general criteria and principals governing requests for zone changes within the City. 

The criteria and principals are subjective and the Council and Staff have not established a threshold 

required for approval to file a zone change, nevertheless, the outlined criteria and principals have 

previously been reviewed by the Council and Staff. Based on comments from the previous study session 



and recommendations from the Staff it is Walbern 's belief that with the revisions in this submittal the 

criteria fo r allowing a zone change application to go forward has been met. Following is Walbern 's 

general comments showing compliance with the criteria. 

Is the proposed development compatibility with surrounding area by density, building height and 

housing type? 

As shown in the Zon ing Map Exhibit, the areas immediately west of the proposed project is 

sparsely developed with t he majority of the land to the west being used for agriculture or lying 
fallow. With a few exceptions, most of the homes to the west and along Allen Ave ., were built 

in the early 1940's to the early 1960's. The homes to the south are visually and topographically 

separated by the oak covered hillside . Homes to the east are one and two story homes built 

after 1980 and more consistent with architectural style and materials used today. The property 

to t he north is mostly industrial and office uses. The proposed development is most compatible 

with developments to the east completed after 1980. It will integrate nicely with the properties 

along Allen Ave and allows for the future development ofthe vacant land to the west. More 

than 50% of the homes in the surrounding area are on lots that are 7500 sq . ft . or less. 

Will the proposed development integrate with existing uses? 

At present the existing uses of the property for the proposed development are functionally and 

economically obsolete. That is the reason for the zone change request. The proposed 
residential use of 2.97 units per acre wil l integrate nicely with the variety of surrounding 

res identia l uses and densities. With the inclusion of the property with Barn #1 (see the Barn 

Exhibit) integration with the existing horse keeping zone should not be an issue. Other edge 

effects of the site have previously been addressed . 

Will the proposed development provide for the orderly and efficient coordination of access, 

circulation, roads, utilities and infrastructure? 

The conceptual plan represents that is attached to this submittal contains an 

access/ circulation/road study for the proposed development that shows how the site and the 

surround ing properties provide for an orderly and efficient roadway design and lot configuration 

(Exhibit to follow). The conceptual plan provides a 60' roadway circulation plan from San Dimas 

Avenue weste rly to Cataract Avenue. 

The conceptua l pla n integrates the existing sewer main that runs east and west through the 

property into the project design . The City storm drain that discharges onto the property will be 

collected into an onsite retention basin with the rema inder of the runoff to continue on in its 

current path westerly to Cataract. Golden State Water has indicated they have adequate 

capacity to serve the Project. Dry utilities are available at the site location . 



Will the development coordinate phasing in a geographic area? 

Sewer transmission lines and storm drain facilities current run through the property and the 

property to the west. Roadway design incorporates future access from San Dimas Avenue to 

Cataract. The site drains to the west and the proposed development retains runoff onsite. The 

initial study indicate that sewer, water and storm water infrastructure can be adequately 

coordinated for future development of the property west of the proposed project. It is 

expected that the high voltage power lines will remain in place. 

Is the project economically viable? 

Economic viability is a relative concept. Based on a 28 lot development plan, the near term 
economic forecasts and the fact the property owners have agreed to price reductions to 

compensate for fewer lots, less revenue and higher per lot development costs, Walbern's 

analysis is that under reasonable market conditions the project is viable in the 2015 -2017 

market window. 

There are other factors which are unknown at this time that may adversely impact the economic 

viability of the project such as, the level of conditions imposed upon the development by the 

City, the availability of good jobs, interest rates, market conditions at the time of approval and 

the level of confidence that people have in their economic future . 

The need for and reason to support a change. 

As currently zoned the development site is functionally and economically obsolete. There is a 

surplus of equestrian lots in the community with a diminishing demand for on lot horse keeping. 

The cost of compliance with water quality requirements is further discouraging the need for 

equestrian lots in the City. 

There are no equestrian trails instant to the area that access trails in the northern foothills (see 
the attached trail map).This area requires riders to ride horses on busy streets, pass under the 
freeway and cross Route 66 in order to find riding t rails. The existing equestrian center and the 

nursery are both unprofitable. The changing economy and real estate market as well as reason 

and fairness support re-zoning of this area so that current owners have an economically viable 

use. 

Is there demonstrated support in the community for a change? 

Certainly, those members of the community who want to sell their property are in support of 

the change. As stated above, Walbern had conducted a community meeting and met with most 

of the landowners whose property may be affected by any change in the zoning and they are 

either in support of the change of would not oppose the change. Walbern plans to continue 

reaching out to all property owners in the area during the development process. 



Is there a demonstrated community benefit that would result from a change? 

There is a benefit to the land owners that are currently struggling with land that is unprofitable 

and unproductive. The development will generate a significant increase in property taxes that 

will benefit the City as well as the development fees, park fees and school fees that with benefit 

the Bonita School District. The payment of Quimby Fees will help improve existing parks in the 

City. 

Businesses, restaurants, churches and local groups will benefit from the new families moving 

into the community. Landscaping along San Dimas Avenue will provide a more beautiful and 

finished entrance into the City center. 

General Plan Amendments and Zone Change: 

The southern portion of the site is currently zoned ALand the northern portion of the site is zoned SF

A20000. We are requesting a General Plan Amendment and Zone Change to allow for minimum 7500 

sq. ft. lot Single Family Low {3.1-6} units per acre 

The proposed change of zoning will not adversely affect adjoining property owners as to the value of 

their property. There are no public health, safety or general welfare impacts that would prohibit or 

prevent re-zoning the property to Single Family Low density. 

On balance, Walbern believes that the proposed zoning will serve both the interests of property owners 

and the City. Walbern Development respectfully requests the Council allow the filing of an application 

for a subdivision of the subject property into 28 single family lots and authorize the initiation of a 

General Plan Amendment and Zone Change to Single Family Low Density {3 .1 -6) units per acre . 

Please feel free to contact me or you can also contact Stan Stringfellow if you have any questions. 

Representing Walbern Development, Inc. 



37 units/13.4 acres 
2.8 UAC 

12 units/7.2 acres 
1.6 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              
28 units/9.43 acres     

2.97 UAC 

Walbern Developments                      741 N. San Dimas Avenue    
Density Study 

 

Edison Parcel                 
1.4 acres                      

Excluded from study 

EXHIBIT B 



Conceptual Landscape Plan (Option 1) - Curvilinear Walk North of Entry

San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

The overall landscape concept for the San Dimas Avenue setback
area is to provide this new residential community and adjacent
existing communities with an attractive walking experience while
adding visual interest and social functionality.

A six foot wide meandering sidewalk is proposed north of the main
vehicular entry, in conjunction with curvilinear seating areas will be
designed together to create spaces for local residents to walk their
dogs, jog, or stroll along San Dimas Avenue with colorful resting
nodes along the way.

These curvilinear nodes will provide areas off the main walk where
people could stop and sit to rest or gather in conversation.  The use
of low maintenance and water wise plants would be incorporated and
designed to be attractive, using dramatic and unique succulents in
mass groupings.

Refer to sheet L-2 for additional information: enlargements, elevations
and sections.
Refer to Sheet L-6 for front yard design intent & imagery samples.

OPTION 1 - SAN DIMAS AVE. LANDSCAPE CONCEPT

Larger canopy tree
for screening

Evergreen Screening Tree
- Pine

36' wide streets with 4 foot wide
curb adjacent sidewalk

Public seating node with
curvilinear seat-wall

Private seating node with
circular seat-wall

6 Foot wide meandering sidewalk,
north of the main vehicular entry

5 Foot wide curb
adjacent sidewalk

60' foot wide
R.O.W. section

54' foot wide
R.O.W. section

Central median extended
with new low water trees,
shrubs and ground-covers

Specimen tree

Street tree
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Conceptual North Entry St. Elevation & Section - San Dimas Avenue (Option 1)

San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

Scale:  1" = 10'
Plan View Enlargment

Scale:  1/4" = 1'-0"
Elevation 'B' - Enlargement

Scale:  1/4" = 1'-0"
Section 'A' - Landscape Setback

S A N     D I M A S    A V E N U E

A more private and tree screened seating area with circular
seat-wall and more tree canopy shade for sun protection.

S A N     D I M A S    A V E N U E

18'-0"  R.O.W.20'-0" Setback

38'-1"

Varies6'-0" SidewalkPrivate Yard

Evergreen Screening Tree - PineLarger canopy tree for screening

Flowering accent tree

Main project vehicular entry

Curvilinear seat-wall with flowering tree and succulent planting providing
sculptural and colorful massing and visual interest.  This space would be
have less tree canopy for greater sun exposure and visibility from the street.

6 Foot wide meandering sidewalk for multi-use

A more private and tree screened seating area with
circular seat-wall and more tree canopy shade for
sun protection.



Conceptual Landscape Plan (Option 2) - Straight Walk North & South of Entry

San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

Street tree

Specimen tree

Evergreen Screening Tree
- Pine

Flowering accent tree

5 Foot wide curb
adjacent sidewalk

Larger canopy tree
for screening

Similar landscape concept to Option 1 except the north sidewalk will
be kept curb adjacent the whole way north of entry to connect to
existing curb adjacent sidewalk.

A five foot wide curb adjacent sidewalk will be continuous from north
to south with water-wise landscape within the setback- similar to
Option 1.

Refer to Sheet L-6 for front yard design intent & imagery samples.

OPTION 2 - SAN DIMAS AVE. LANDSCAPE CONCEPT

Larger canopy tree
for screening

Evergreen Screening Tree
- Pine

36' wide streets with 4 foot wide
curb adjacent sidewalk

5 Foot wide curb
adjacent sidewalk

60' foot wide
R.O.W. section

54' foot wide
R.O.W. section

Central median extended
with new low water trees,
shrubs and ground-covers



LOT 25
981.60

LOT 26
981.20

LOT 27
980.80

LOT 28
980.30

LOT 29
979.90

South Entry St. Elevation - San Dimas Avenue (Options 1 & 2)

San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

Scale:  1" = 10'
Plan View

Scale:  1" = 10'
Street Elevation 'A' - West View 

S A N     D I M A S    A V E N U E
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S A N     D I M A S    A V E N U E

5 Foot wide curb adjacent sidewalk Specimen tree

Larger canopy tree for screening
Evergreen Screening Tree - Pine

Flowering accent tree

Terraced retaining walls (Per Civil)

Proposed homes are set down below San Dimas
Ave. and screened by proposed setback and
parkway trees

Main project
vehicular entry



Conceptual South Entry San Dimas Ave. Section (Options 1 & 2)

San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

S A N     D I M A S    A V E N U E

South Entry - Plan View

Scale:  1/4" = 1'-0"
Section 'A'

Lower terraced planters could be used as
Homeowner Vegetable Gardens

18'-0"
2'-8"

varies

5'-0"3'-0"

8'-0"

7'-2"9'-0"Varies per plan

Pr
op

er
ty 

Lin
e (

R.
O.

W
.)

Flowering accent tree

5 Foot wide curb
adjacent sidewalk

Street tree

Specimen tree
Evergreen Screening Tree
- Pine Flowering accent tree

Central median extended
with new low water trees,
shrubs and ground-covers

Existing homes on east
side of San Dimas Ave.

Deciduous canopy
back-drop tree



San Dimas Avenue - San Dimas, CA

Walbern Developments
Project No.: WD05-D
Date: Jun. 09, 2015

2nd - City Study Session

Scale:  1/4" = 1'-0"
Section 'B'
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South Entry - Plan View
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Evergreen tree to
screen and buffer
adjacent utility

Screening trees set on gradual
slope to Property Wall

Conceptual North Lots Section Front Yard Concept & Imagery

This new housing community is to be designed with low water as a priority design feature and
meet or exceed the current AB 1881 State Water Regulations.   The overall landscape design will
try to incorporate 75% to 80% low water (drought tolerant) plants and 20% to 25% medium water
plants (mainly for shaded areas as the drought tolerant plants tend to require more sun).  No real
turf lawn will be used for front yards; instead water-wise planting designs would be proposed
using a mix of colorful succulents and grasses.  Some front yard areas could be designed with
decorative rock or decomposed granite with unique placements of (drought tolerant ) succulents
and grasses in patterns to give a modern and sculptural look while reducing the number of plants
and irrigation.  This allows the use of a ñPoint-sourceò drip irrigation system.

Point-source drip irrigation means you only water precisely where you need to. It is the most
efficient way to water using drip irrigation--you have complete and fine-grained control over how
much water every plant gets. The irrigation system is designed with all the latest irrigation drip
tubing, devices and irrigation controller(s) that are weather-sensing and self-adjusting to ensure
water efficiency is maintained at all times.

Below are sample images of water-wise front yard landscapes using sculptural plants and
groundcovers.

RESIDENTIAL FRONT YARDS CONCEPT

Existing transformer
utility
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