
 

 
 
 
CITY COUNCIL:     PLANNING COMMISSIONERS: 
Mayor Curtis W. Morris    David Bratt Chair 
Mayor Pro Tem Jeff Templeman   John Davis Vice Chair  
Councilmember Emmett Badar   Margie Green  
Councilmember Denis Bertone   Tomas Molina  
Councilmember John Ebiner    Ted Ross 
 
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. Request from Alliance Property LLC, JB Development Co. for Zone Change from SF-
16,000 to SF-7,500 for properties located near Moore Lane, specifically east of Walnut, 
south of Juanita and north of Dakota Court. 

b. Receive a report from Staff regarding the scope, purpose and process to initiate and 
complete a Downtown Study to consider potential land use changes. 

 

4. ADJOURNMENT 
The next meeting is on Tuesday, November 10, 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 January 23, 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  
 

AGENDA 
SPECIAL CITY COUNCIL  

PLANNING COMMISSION MEETING 
TUESDAY, NOVEMBER 10th, 2015, 5:00 P. M.                                                         

SAN DIMAS COUNCIL CHAMBER 
 CONFERENCE ROOM 

245 E. BONITA AVE. 
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Agenda Item Staff Report 
 

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

Council For the Joint City Council /  Planning Commission Study 
Session of November 10, 2015  

 
FROM:  Planning Department, Jennifer Williams, Associate Planner 
 
INITIATED BY: John Begin, JB Development Co. on behalf of Alliance Property, 

LLC 
 
SUBJECT: A petition to initiate a zone change from SF-16,000 to SF-7,500 to 

allow the development of a single-family residential subdivision for 
properties located at 300 N. Walnut Avenue (APN 8390-009-013), 
343 Moore Lane (APN 8390-009-010), and two additional parcels 
identified by APN’s 8390-009-011 and 8390-009-031 

 
 

SUMMARY 
 

The Applicant is requesting the initiation of a Zone Change from SF-16,000 to SF-
7,500 to accommodate a development proposal for a single-family residential 

subdivision. 
 

 
 
BACKGROUND 

On October 14, 2014 the City Council approved a policy on study sessions for certain land use 
and zoning changes (Exhibit A). The purposes of the study session are to: 
 

1. Accommodate preliminary consideration by the City Council and the Planning 
Commission for specified development projects prior to application processing  

2. Consider petitions for initiation of zone changes or amendments per SDMC 18.208.020 
3. Maximize opportunities for meaningful public discussions at the earliest feasible time 

 
At the October 13, 2015 City Council meeting, Staff presented the Applicant’s request for a Joint 
City Council / Planning Commission study session to consider the proposed Zone Change. The 
item was presented to the City Council solely for the purpose of determining whether the City 
Council would grant the Study Session and, if so, for scheduling arrangements. Discussion on 
the request was reserved for the joint Study Session of the City Council and Planning 
Commission. 
 
 
 
 
 

 

3a



Study Session – J. Begin- Moore Lane 
November 10, 2015 

2 

CONSIDERATIONS 
 
The Analysis Section within the report will provide information on: 
 

1. Historical planning cases and zone changes associated with the subject area 
2. Site and surrounding conditions 
3. The Applicant’s request and preliminary tract proposal 
4. Zoning options for consideration 
5. Analysis of Applicant’s request in consideration of SDMC and City Council Policy 

 
The Planning Commission and City Council should review the above-mentioned information and 
consider the Applicant’s proposal in terms of the following facts and criteria: 
 
The Planning Commission and City Council May Elect to Take a “No Action” Approach 
 
Per SDMC 18.208, “a petition for a change of zone or other amendment shall be construed as a 
suggestion only. The commission shall not be required to hold a hearing upon the filing of a 
petition.”  
 
Per the City Council Policy, “the Council is… authorized to determine that there is not sufficient 
merit to allow an application to proceed to hearing. The Council may also determine that the 
scope of any requested change or amendment would better serve the public need by either 
being increased or decreased in area. The Council may direct a community meeting prior to 
final determinations on these matters.” 
 
Procedures for Zone Changes and Amendments- SDMC 18.208 
 
In petitioning for a zone change, it is the Applicant’s responsibility to demonstrate the following: 

1. If there are conditions to warrant other or additional zoning; 
2. Whether the proposed change of zone would adversely affect the adjoining property as 

to value, precedent, or be detrimental to the area; 
3. If a change of zone will be in the interest of furtherance of public health, safety and 

general welfare; and 
4. Such other information as the commission deems necessary. 

Should the Planning Commission and / or City Council elect to grant the Applicant’s request for 
initiation of the zone change, it will then be under the Planning Commission and City 
Council’s purview to consider the request in terms of the following at a future noticed public 
hearing: 

1. Whether or not the proposed change of zone or other amendment will adversely affect 
the adjoining property as to value, precedent or be detrimental to any area; 

2. Whether or not the change of zone or other amendment will further the public health, 
safety and general welfare; and 

3. Whether or not the change of zone or other amendment is consistent with the general 
plan and any applicable special plans. 

For purposes of encouraging preliminary consideration at Study Sessions, the City Council 
established the following Generalized Criteria / Overriding Principles: 
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Generalized Criteria / Overriding Principles per City Council Policy 

1. Must be compatible with surrounding area by density, building height, and housing type. 
2. Must seamlessly integrate any existing uses that will remain. 
3. Must be orderly and efficient particularly to coordinate access/circulation/roads and 

utilities/infrastructure. 
4. Must have coordinated phasing in a geographic area and may need to upsize to 

accommodate needs of surrounding areas. 
5. Must demonstrate economic viability for any targeted market and may need to provide 

adequate analysis, affordability, and/or other guarantees. 
6. Clearly identify the need for and reasons to support a change. 
7. Demonstrate community support for the change. 
8. Demonstrate community benefits that would result from any change. 

 

ANALYSIS 

On behalf of Alliance Property LLC, JB Development Co. is requesting consideration of a Zone 
Change from SF-16,000 to SF-7,500 for properties located near Moore Lane, specifically east of 
Walnut, south of Juanita, and north of Dakota Court. 

 
The Applicant has acquired 4 properties totaling just under 3 acres: 
 

1. 300 N. Walnut Avenue APN 8390-009-013  1.76 Acres 
2. 343 Moore Lane  APN 8390-009-010  0.36 Acres 
3. No Address   APN 8390-009-011  0.36 Acres 
4. No Address   APN 8390-009-031  0.36 Acres 

 

2

1

34
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Historical Zone Change and Tentative Parcel Map Cases Associated with Subject Area 
 
The area had previously been zoned SF-7,500 until 1999 when Zone Change 99-2 downzoned 
the area from SF-7,500 to SF-16,000. Zone Change 99-2 was a City-initiated zone change for 
the properties abutting Moore Lane to reduce the potential for future subdivisions within the 
immediate neighborhood. It was initiated in reaction to three separate Tentative Parcel Map 
denials for a property that abutted Moore Lane. TPM applications 89-07, 94-01, and 98-02 all 
proposed to subdivide the property at 330 Moore Lane from one 21,392 square foot lot into two 
10,696 square foot lots. The request was denied each time by the City Council for lack of 
sufficient infrastructure including: 
 

1. Insufficient road width and condition, and inability of project Applicant to correct due to 
private ownership of Moore Lane; 

2. Lack of curb and gutter on Moore Lane creating poor drainage; 
3. Inability of project Applicant to provide required Fire Department improvements, 

including fire hydrant due to undersized two-inch water main; 
4. Inconsistency with General Plan policy that “the City shall require new developments to 

be served by roads of adequate capacity and design standards to provide reasonable 
access.”  

 
As Zone Change 99-2 increased the minimum lot size from 7,500 square feet to 16,000 square 
feet, it reduced the potential for future subdivisions and therefore potential impacts on the 
insufficient infrastructure. 
 
The City Council Ordinance, Planning Commission Resolution, and the Staff Reports and 
Minutes of the related meetings for Zone Change 99-2 are included as Exhibit B. Also included 
as Exhibit C are Staff Reports, Minutes, and Resolutions from prior related Tentative Parcel 
Map applications that spurred the zone change.  
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Site and Surrounding Conditions 
 
The proposed residential development consists of four parcels that total approximately 2.97 
acres and is located on the east side of Walnut Avenue north of Moore Lane. The largest parcel, 
located at 300 N. Walnut Avenue, fronts onto Walnut Avenue while the remaining 3 parcels 
currently front onto Moore Lane. The preliminary tract design indicates all properties being 
accessed from a new public street which will function as a continuation of Third Street.  
 
Existing uses on-site include residences and citrus groves. Two residences under the 
Applicant’s ownership are listed on the City’s Historical Resources Inventory (300 N. Walnut 
Avenue and 343 Moore Lane). Copies of the Department of Parks and Recreation fact sheets 
for these homes are included as Exhibit D. 
 
The site also is home to a number of mature trees including Oaks, Eucalyptus, and Citrus trees.  
 
The site is surrounded by developed single-family residences. It is in close vicinity to Ekstrand 
Elementary School, Marchant Park, and the Civic Center. It is located within and adjacent to the 
Town Core.  
 
The current uses and Zoning and General Plan Designations for the site and surrounding areas 
are summarized in the following table:  
 
 Use Zoning General Plan  
Subject 
Area 

Single family residential 
and citrus grove 

Single-Family 16,000 Single Family Low (3.1-6) 

North Single family residential Single Family 7,500 Single Family Low (3.1-6) 

South  Single family residential Single Family 9,000 Single Family Low (3.1-6) 

East  Single family residential Single Family 7,500 Single Family Low (3.1-6) 

West Single family residential Single Family 7,500 Single Family Low (3.1-6) 

 
Zoning Map      General Plan Map 
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Photos of the site and surrounding area are included in the following pages and are keyed into 
the photo map below: 
 

 
 
 
1. Looking East onto 300 N. Walnut Avenue 
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2. Looking East onto Moore Lane from Walnut Avenue 

 
 
3. Looking West on Moore Lane from Eastern Terminus of Moore Lane 

 
 
4. East Side of Walnut Avenue Between Moore Lane and Dakota Court 
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5. Looking Southwest to Third Street from Walnut Avenue 

 
 
6. Looking West onto Third Street from Walnut Avenue 
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7. Looking Northeast on Dakota Court 

 
 
8. Looking Northwest on Basilio Avenue Toward Project Site 

 
 
9. Looking Southwest on Juanita Avenue 
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Applicant’s Request 
 
The Applicant is requesting a Zone Change from SF 16,000 to SF-7,500 to accommodate a 
residential subdivision. The minimum lot size in the SF-7,500 zone is 7,500 square feet and the 
minimum lot width is 70’. The minimum width of a lot on a cul-de-sac may be reduced to 35’, 
provided that such lot expands to at least the minimum width. There is no minimum lot depth.  
 
The preliminary tract proposal indicates 12 lots at a minimum of 7,500 square feet; however, it is 
important to note that, while a conceptual layout for the proposed tract is included as Exhibit E 
for reference, the subdivision design does not currently fully comply with City standards and will 
require some adjustments and refinement at a later date and at the time of formal application 
should the City Council choose to initiate the Applicant’s request for a Zone Change. This may 
result in less lots being created than is shown in the conceptual tract layout. Furthermore, the 
Applicant’s request indicates the demolition of two residences that are listed on the City’s 
Historical Resources Inventory at 300 N. Walnut Avenue and 343 Moore Lane and the removal 
of trees (total number unknown), including Oak trees, to accommodate the development. The 
Environmental and Subdivision Review Committee, Development Plan Review Board, Planning 
Commission, and City Council will consider the demolition of the historic residences and tree 
removals during formal application review. The determination on these items may also affect the 
tract design and total number of lots. 
 
It is also important to note that the current proposal differs from the prior Tentative Parcel Map 
applications in that the proposed access and utilities for the subject development would come 
from a newly developed public street that would be a continuation of Third Street. The proposed 
development would abandon access rights from Moore Lane and therefore would not result in 
an increase in vehicular trips on Moore Lane, which again is a private street. 
 
The proposed house plans indicate 2 plans which are both 2 stories in height. Plan 1 is 
approximately 2,965-square feet plus a 744-square foot 3 car garage. Plan 2 is approximately 
3,324-square feet plus a 751-square foot garage. Both plans indicate front entry garages at the 
front of the house which presents a two-car garage appearance to the street with a tandem third 
space behind.  
 
No community recreational facilities are provided as part of the proposal. 
 
The Applicant would need to submit the following applications in order to process the request: 
 
1. Zone Change Requires City Council authorization to 

initiate prior to formal submittal. 
2. Tentative Tract Map (TTM) 

Submitted only after CC’s authorization to 
submit Zone Change. 

3. Development Plan Review Board (DPRB) 

4. Tree Removal  
5. Environmental Review  Required based on scope of project and 

proposed demolition of historic structures.  
 
Zoning Options 
 
Due to the issues raised in the prior Zone Change and Tentative Parcel Map applications, Staff 
has identified two Zone Change scenarios for consideration as shown on the following page: 

W. Allen Ave. 
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Proposed Zoning Option A demonstrates the entire area shown in yellow below be changed 
back to SF-7,500 from the current SF-16,000. 

 
 
Proposed Zoning Option B demonstrates only the properties North of Moore Lane as shown in 
yellow and purple hatching be changed back to SF-7,500 from the current SF-16,000. 
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• Option A 
 
Option A essentially would reverse Zone Change 99-2 and change the entire area back 
to SF-7,500 (currently 13 parcels). However, this could encourage the potential creation 
of additional lots taking access from Moore Lane and does not address the problems 
which spurred the prior Tentative Parcel Map Denials and prior Zone Change. 
 

• Option B 
 
Option B would re-zone only the properties north of Moore Lane, which includes four 
parcels under the Applicant’s control and one additional parcel under separate 
ownership. Should a tract design progress that is in keeping with the Applicant’s 
preliminary proposal it would provide for access and utilities from a new public 
street/right-of-way. Infrastructure should be installed to anticipate capacity for the future 
subdivision of the remainder parcel not under the Applicant’s control (216 N. Walnut 
Avenue) which, if rezoned, could potentially be subdivided into 3 lots taking access from 
the new street. 
 

• Overlay Zone 
 
The Planning Commission and City Council may want to consider an overlay zone as an 
additional tool to address compatibility with the neighborhood and access rights. In 
addition to the minimum development standards, which provide basic provisions such as 
maximum lot coverage, maximum height, and minimum setbacks, an overlay zone may 
be used to better address Floor Area Ratio, and compatibility with existing surrounding 
development in terms of height, mass, bulk, and site design. 
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Properties North of Moore Lane Lot Size  
(excluding Moore Lane) 

Lot Dimensions 
(excluding Moore Lane) 

216 N. Walnut Avenue 

*Not Under Applicant’s Ownership 

35,100 sf  = .8 Acres 270’ x 130’  

300 N. Walnut Avenue 76,860 sf = 1.76 Acres 630’ x 122’  

343 Moore Lane 15,600 sf = .36 Acres 130’ x 120’ 

APN 8390-009-011 15,600 sf = .36 Acres 130’ x 120’ 

APN 8390-009-031 15,600 sf = .36 Acres 130’ x 120’ 

Total North of Moore Lane 158,760 sf = 3.65 Acres 630’ x 252’ 

Properties South of Moore Lane Lot Size  
(excluding Moore Lane) 

Lot Dimensions 
(excluding Moore Lane) 

202 N. Walnut Avenue 7,500 sf = .17 Acres 150’ x 50’ 

206 N. Walnut Avenue 7,500 sf = .17 Acres 150’ x 50’ 

306 N. Walnut Avenue 8,700 sf = .2 Acres 150’ x 58’ 

314 Moore Lane 10,270 sf = .24 Acres 158’ x 65’ 

320 Moore Lane 10,270 sf = .24 Acres 158’ x 65’ 

324 Moore Lane 14,220 sf = .33 Acres 158’ x 90’ 

330 Moore Lane 

*Site of Prior Parcel Map Denials 

22,120 sf = .51 Acres 158’ x 140’ 

342 Moore Lane 18,960sf = .44 Acres 158’ x 120’ 

Total South of Moore Lane 99,540 sf = 2.29 Acres 630’ x 158’ 

 

 
 
ANALYSIS OF PROPOSAL IN CONSIDERATION OF GENERALIZED CRITERIA / 
OVERRIDING PRINCIPLES 
 
In reviewing the comparison of the Applicant’s proposal with the development standards of the 
Single-Family Zone, the existing conditions of the surrounding neighborhood, and the 
Generalized Criteria / Overriding Principles the following items should be taken into 
consideration: 
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1. Compatibility with surrounding area by density, building height, and housing type.  
a. The proposed density (SF-16,000 to SF-7,500) is generally compatible with the majority 

of the surrounding area, which includes areas zoned SF-7,500, SF-9,000, and SF-
16,000. 

b. The proposed housing type of single-family detached homes is compatible with the 
surrounding area; however, their height, mass, and scale are not. The proposed 
development serves as a continuation of Third Street and is on the limits of and is 
adjacent to the Town Core. The average house size on the Third Street block between 
Iglesia and Walnut is 1,495 square feet and the average lot size is 8,941. Only 2 of the 
19 homes incorporate a 2nd story. While the Single-Family (SF) zone permits a building 
height of 35’ or 2-stories, whichever is less, the massing and scale of the proposed 
residences, all 2-stories in height with sizes ranging from approximately 2,900 square 
feet to 3,300 square feet, dwarfs the surrounding area.  
 

 
 

Average House and Lot Size and Characteristics of Surrounding Area 

Area Average 
House Size 

Average 
Lot Size Notes 

Applicant’s Proposal 3,234 sf 7,836 Proposed as all 2 story 
Third Street Block between Iglesia 

Street and Walnut Avenue 1,495 sf 8,941 17 of 19 homes are 1 story 

Properties Between Moore Lane and 
Dakota Court Tract 2,312 12,442 7 of 8 homes are 1 story 

Dakota Court Tract 1,657 10,564 All 18 homes are 1 story 

Properties on West Side of Basilio 
Avenue 1,707 8,174 9 of 11 homes incorporate 

a 2nd story 
Properties on South Side of Juanita 

Avenue 1,583 7,875 7 of 8 homes are 1 story 

 
 
 
Indicates  
2-stories 
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2. Seamless integration with existing uses that will remain. 
a. The proposed project does not demonstrate seamless integration with the existing uses 

that will remain. As proposed, the development will stand out greatly from the 
surrounding area. The majority of the single-family residences located immediately in the 
vicinity the subject site are all one-story. The Applicant is proposing only two-story 
homes. A balanced mixture of each should be proposed to integrate with the adjacent 
residential uses. Consideration should also be given to the architecture of the residences 
in light of the vicinity to the Town Core as well as the presentation of the houses to the 
street, given that a number of the houses on Third Street one block west have garages 
that are located in the rear of the site, whether detached and alley accessed or accessed 
from driveways off of Third Street.  

b. Additionally, the partially improved state of Moore Lane needs to be addressed including 
appropriate treatment of the back tract wall where it presents to Moore Lane and the 
provision of a Fire Department turn-around at the terminus of Moore Lane. These items 
can be addressed during review of the Tentative Tract Map application should the City 
Council authorize the formal application of the Zone Change. 

 
3. Orderly and efficient coordination of access / circulation / roads and utilities and 

infrastructure.  
a. The preliminary plan demonstrates near alignment with Third Street. Exact alignment 

could be achieved but would reduce the depth of Lot 1. 
b. The project does not demonstrate minimum standards for development such as a 56’ 

wide right-of-way or required cul-de-sac roadway curb radius or other horizontal curve 
radii, and curb returns. Parkways are not provided as a buffer between the proposed 
street and proposed sidewalk as previously requested by Staff. Moore Lane is not 
sufficiently addressed, including the possibility of a Fire Department turn-around. These 
items could also be addressed during review of the Tentative Tract Map application.  

c. Infrastructure on Moore Lane is not adequately addressed should the entire area 
currently zoned SF-16,000 be changed to SF-7,500 and additional lots are subdivided 
on the south side of Moore Lane. Some of the items are outside of the Applicant’s 
control. Staff has requested that the Applicant provide Title Information for the subject 
properties fronting Moore Lane and proof of current maintenance responsibility but has 
not yet received any documentation. 

d. The Applicant stated in his letter that “Will Serve” letters will be obtained from all the 
utility companies to ensure future service to this new tract without affecting any of Moore 
Lane’s existing utilities and infrastructure. Staff has not received any letters from the 
utility companies.  

e. Utilities would be required to be undergrounded and utility poles would be required to be 
removed for any proposed development project.  

 
4. Coordinated phasing in a geographic area (may need to upsize to accommodate 

needs of surrounding area).     
a. There is not enough information provided to evaluate utilities. In addition to addressing 

storm drain, sewer, and other utilities, the development will need to anticipate the 
requirements of the Low Impact Development Ordinance and design implications of the 
ordinance at formal submittal. 

b. Infrastructure installed should anticipate capacity for the future subdivision of the 
remainder parcel not under the Applicant’s control (216 N. Walnut Avenue) which, if 
rezoned, could potentially be subdivided into 3 lots taking access from the new street. 
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5. Economic viability for any targeted market (may need to provide adequate analysis, 
affordability and/or other guarantees).  
a. The Applicant is proposing a market-rate development; however, not enough information 

has been provided to make proper analysis of this criterion.    
  

6. The need for and reason to support a change. 
a. The Applicant states that the development will enhance the area by cleaning up a 

blighted site, raising the property values, and provide new quality homes for existing 
residents, and fixing Moore Lane and that a zone change is required to achieve the 
number of homes required to make the project a successful venture. Per the City 
Council’s direction, the reasons to support the requested applications should not be 
based on economics but based on items such as compatibility with the surrounding 
neighborhood, appropriate management of potential impacts on surrounding properties, 
and community benefits that will be provided by the project should the City grant the 
request. 

 
7. Demonstrated community support for the change. 

a. There has been no demonstration of community support for the change. Based on 
community feedback on prior applications for subdivisions in the vicinity and prior Zone 
Change 99-2, the community supported a less dense zoning and preferred the larger 
lots required by a designation of SF-16,000. 

b. The City Council may direct the Applicant to hold a community meeting to evaluate this 
criterion further given the time that has passed since the last associate application and 
the fact that the Applicant’s conceptual tract proposal would not put additional strain on 
the infrastructure on Moore Lane. 

 
8. Demonstrated community benefit that would result from any change.  

a. The Applicant states that the development will enhance the area by cleaning up a 
blighted site, raising the property values, and provide new quality homes for existing 
residents, and fix Moore Lane. The Applicant also states that the project will result in the 
creation of jobs, “correct” the zoning, replace adjoining neighbors’ dilapidated rear-yard 
wooden fencing with permanent decorative block walls, provide curb, gutter, and 
pavement on Moore Lane, fix raised sewer manholes, raise neighboring property values, 
clean up property previously used as a junk yard, and increase sales for local 
businesses in town. 

b. While some of these items may be a benefit to the area, the Council had previously 
expressed that community benefits be benefits beyond what would be required of a 
normal tract development and provided examples of community benefits including such 
items as a community park, improved circulation, the inclusion of affordable housing, 
and other benefits that would benefit the overall community rather than the current 
landowners. 

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

a. While the submitted site plan is in conceptual form, Staff has identified some areas of 
concern. However, Staff believes that these can be addressed at formal application 
submittals through the review of the Tentative Tract Map and associated cases.  Should 
the project move forward a thorough review will be performed to address the following 
issues (among other items): 
i. Compatibility of proposed housing with surroundings in terms of layout, mass, size, 

and bulk, including the provision of a well-balanced mixture of one- and two-story 
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units to be compatible with the adjacent residential neighborhood and sensitive to 
project’s vicinity to the Town Core 

ii. Appearance from and presentation to Walnut Avenue 
iii. Presentation to the existing single-family residences on Moore Lane 
iv. Undergrounding the existing overhead utility lines within/adjacent to the project area 
v. Provision of a Fire Department turn-around on Moore Lane 
vi. The Applicant is not proposing a Homeowner’s Association; however the project 

includes the maintenance of a portion of Moore Lane and could include community 
LID facilities with no discussion as to who will maintain these areas.  
 

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 may 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 the Zone Change.  

3. Authorize initiation of the Zone Change with additional direction and / or comments. 

4. Deny initiation of the Zone Change because the proposed project does not meet the 
Generalized Criteria/Overriding Principles discussed in this report. 

RECOMMENDATION 

Staff recommends that the City Council authorize initiation of a Zone Change to Single Family-
7,500 for only those properties North of Moore Lane (Zoning Option B), direct Staff to develop 
an Overlay Zone to ensure that subdivision may only occur if access and utilities are provided 
from a new public street and that the project is compatible in mass, scale, and site and 
architectural design as the adjacent neighborhood, and simultaneously grant the Applicant 
authorization to submit all other associated applications 
 
Respectfully Submitted, 
 

 
Jennifer Williams 
Associate Planner 
 
 
Attachments:  Exhibit A -  City Council Policy on Study Sessions 

Exhibit B - Zone Change 99-2 Historical Information 
1. City Council Ordinance No. 1108 
2. City Council Staff Report 
3. City Council Minutes  
4. Planning Commission Resolution PC-1206 
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5. Planning Commission Staff Report 
6. Planning Commission Minutes 

Exhibit C - Tentative Parcel Maps Historical Information- Minutes, 
Resolutions, and Staff Reports of the City Council and 
Planning Commission related to: 
1. TPM 98-02 
2. TPM 94-01 
3. TPM 89-07 

Exhibit D - DPR Fact Sheets on Historic Residences 
Exhibit E - Conceptual Tract Layout 
Exhibit F - Applicant’s Letter 

 
 



 CITY COUNCIL POLICY – STUDY SESSIONS 
   
PURPOSE  
1. To accommodate preliminary consideration by the City Council and/or Planning 

Commission prior to application processing for specified development projects. 
2. To consider a petition for a zone change or amendment pursuant to Zoning Code Section 

18.208.020.  
3. To maximize opportunities for meaningful public discussions at the earliest feasible time. 
 
ELIGIBLE APPLICATIONS 
Proposed development projects involving a change in the existing Land Use designation on 
the General Plan, a change in zoning, a new Specific Plan (or amendment to an existing 
Specific Plan) where properties are greater than two (2) acres in size. 
 
TIMING 
Requests for Study Sessions shall occur during the pre-application stage or immediately upon 
a determination of completeness for an eligible application. 
 
PARTICIPANTS 
As determined by the City Council when establishing a date for a requested Study Session, the 
Council may determine that the Session shall be held jointly with the Planning Commission. 
 
PUBLIC NOTICE 
No mailed notice to surrounding property owners is required other than posting on a published 
agenda. The Council, at a Study Session, may direct the holding of a neighborhood/community 
meeting and may withhold its comments and/or petition consideration until such a meeting has 
been held. Any such meeting shall be hosted by City Staff. 
 
SUBMITTAL REQUIREMENTS  
1. A detailed written statement describing the proposed project and all amendments and 

changes required. 
2. A detailed written statement of the reasons for the request setting forth the changed 

conditions warranting such changes or amendments, describing the potential effects on 
and compatibility with adjacent and nearby properties, stating public benefits that may 
occur as a result of the changes and/or amendments, and any other information deemed 
beneficial to understanding the proposals. 

3. A conceptual site plan and conceptual building plans. 
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STUDY SESSION PROCEDURES 
City Staff will prepare a written summary of the proposed changes and a discussion 
description of land use and/or zoning alternatives. Said discussion shall consider whether the 
scope of the proposed changes shall be expanded. 
 
The project proponent or any interested party may provide oral or written comments for 
consideration at a Study Session. Subsequent City Staff reports shall summarize and 
comments made during the Study session process. 
 
Study Sessions shall not be for the purpose of taking evidence regarding any proposal. Neither 
the City Council, nor any City Board or Commission, or Staff may rely upon the information 
obtained or comments made during a Study Session for any final decision, unless such 
information or comments are reintroduced during a subsequent noticed public hearing on the 
merits of the proposed changes.  
 
LIMITATIONS ON CONSIDERATIONS 
All parties shall understand that no project decisions or direction can be made at a Study 
Session since those determinations are properly made at noticed public hearings. Nothing in 
this policy is intended to constitute, permit or result in any binding determination of the rights, 
interests or entitlements of the City, project proponents or any interested person for any 
proposal considered at a Study session. Except for the authority set forth in Section 
18.208.020, no project proponent shall be bound by any directions, comments or other 
information resulting from a Study Session and project proponents may, but are not required to 
modify their proposals. The Council is however authorized to determine that there is not 
sufficient merit to allow an application to proceed to hearing. The Council may also determine 
that the scope of any requested change or amendment would better serve the public need by 
either being increased or decreased in area. The Council may direct a community meeting 
prior to final determinations on these matters.  
 
GENERALIZED CRITERIA/OVERRIDING PRINCIPLES 

1. Must be compatible with surrounding area by density, building height, and housing type. 
2. Must seamlessly integrate any existing uses that will remain. 
3. Must be orderly and efficient particularly to coordinate access/circulation/roads and 

utilities/infrastructure. 
4. Must have coordinated phasing in a geographic area and may need to upsize to 

accommodate needs of surrounding areas. 
5. Must demonstrate economically viable for any targeted market and may need to provide 

adequate analysis, affordability, and/or other guarantees. 
6. Clearly identify the need for and reasons to support a change. 
7. Demonstrate community support for the change. 
8. Demonstrate community benefits that would result from any change. 
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