
 
 

 
 
 
 
 
 
 
DATE:  October 15, 2015   
 
TO:  Planning Commission 
 
FROM: Leticia Cardoso, Planning Manager 
 

SUBJECT: Discussion Regarding Minimum Lot Sizes, Prevailing Front Yard 

Setbacks, and Angle Plane Encroachment in the R-1 Zone, Minor 

Conditional Use Permit Noticing Requirements, and Conditional Use 

Permit Findings.     
 

 

ISSUES 
 
Minimum Lot Sizes in the R-1 Zone 
 
At the June 4 meeting, the Commission directed staff to provide information regarding 
the number of lots in the R-1 Zone that could potentially be subdivided so as to inform 
the discussion on how to discourage lot splits as required by General Plan Policy L1.7.   
 
As directed by the Commission, the criteria used by staff to identify lots that can be 
subdivided includes 1) front lot line of the new lots must be located along a public right-
of-way or private street and 2) new lots must provide the minimum width at the 25-foot 
front yard setback line pursuant to Code Section 17.20.100 (“Newly created lots – Rear 
line width”).  It is important to note that, based on this criteria, the total number of new 
lots that can be derived is a conservative estimate since it does not include those lots 
that could be split using a flag lot configuration or an access easement.  If these types 
of lots were to be included, it could significantly increase the total number of potential 
subdivisions in the R-1 Zone.  Consequently, the Commission may also wish to discuss 
whether it should continue allowing subdivisions that involve these types of lot 
configurations. 
 
The following chart shows the number of lots in each of the R-1 subzones that could be 
split into two or three lots based on the minimum lot size required for new lots in each 
subzone.  In addition, attached Exhibit A was prepared by staff using the zoning map to 
show the location of these lots. Also, as requested by the Commission, the definition of 
“Front lot line” has been included herein as Exhibit B.    
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R-1 Subzone 

Classification 

Minimum Lot 

Area 

Minimum 

Width of 

New Lots* 

Number of 

Lots that Can 

Be Split Into 

Two Lots** 

Number of 

Lots that Can 

be Split into 

Three Lots** 

R-1 7,500 sq. ft. 60 58 - 

R-1-9,000 9,000 sq. ft. 70 1 - 

R-1-11,000     11,000 sq.ft. 80 4 2 

R-1-15,000     15,000 sq.ft. 90 2 - 

  Total 65 2 

 
*Pursuant to Code Section 17.20.100, the minimum width is measured at the rear line of the 25-foot-wide 
front yard setback line. 
 
** This assumes that all structures on the subject lot would be demolished to allow subdivision into two or 
three lots. 

               
Conditional Use Permit Findings 
 
The Commission agreed on revisions to subsections A, B and C of Code Section 
17.60.041 (“Additional burden of proof for permits for single-family houses as described 
in Section 17.20.025”), and the redlined changes are included herein as Exhibit C.    
 
The Commission directed staff to provide examples of conditional use permit (CUP) 
findings from jurisdictions that do not require design review; attached herein as Exhibit 
D are the CUP findings for the Cities of Pasadena, La Canada/Flintridge, Glendora and 
San Gabriel.    
 
The Commission also discussed the possibility of adding more design-related findings 
to the CUP findings in Section 17.60.041, and directed staff to provide information 
regarding the design review process in other jurisdictions, and examples of the required 
findings associated with their design review. Attached herein as Exhibit E is a summary 
prepared by staff with this information.   
 
In addition, the Commission considered the possibility of requiring elevations of 
adjacent properties as part of the materials required for a conditional use permit 
application for new residences or additions to existing residences in the R-1 Zone. 
 
Prevailing Front Yard Setback 
 
The Commission directed staff to revise the language in Code Section 17.20.050.A.2 
(“Front Yard Setbacks Greater than Twenty-Five Feet”) to clarify the method of 
determining prevailing setbacks.  Exhibit F includes a draft redline showing the 
language discussed at the June 4 meeting for consideration by the Commission.     
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The Commission also asked staff to provide a revised version of Diagram E from the R-
1 Ordinance that includes the formula used to calculate the prevailing setback and 
illustrating how to apply the formula.  The revised diagram is included herein as Exhibit 
G.  
 
At the meeting, the Commission asked staff to provide a copy of the code section that 
addresses how the required front yard setback should be determined on lots located on 
a cul-de-sac.  Attached herein as Exhibit H is Code Section 17.48.080 (“Modified front 
yard on cul-de-sac”), as well as a sketch prepared by staff to illustrate this requirement.  
  
Angle Plane Encroachment  
 
The Commission discussed revising Code Section 17.20.053 (“Angle Plane”) to allow 
encroachment of chimneys into the required 45-degree angle plane setback for second 
stories, similar to what is allowed in the Residential Canyon Zone.  Commissioner Desai 
agreed to provide a diagram illustrating building code requirements for minimum 
chimney height as a reference for further discussion at this meeting; this diagram is 
included herein as Exhibit I, as well as a draft redline of this code section prepared by 
staff to include the chimney encroachment exception.  
 
The Commission also considered the possibility of limiting the height of chimneys even 
as they may be allowed to encroach into the angle plane setback.  Code Section 
17.48.020 (“Height of penthouses and roof structures”), included herein as Exhibit J, 
allows chimneys and other roof structures to exceed the maximum height limit of the 
zone where they are located, but does not provide a maximum allowable height for 
these structures. As such, the Commission may wish to consider including language in 
the R-1 Ordinance that is more restrictive than the language under the abovementioned 
code section.  For example, the Hillside Management Zone Ordinance is currently more 
restrictive than Section 17.48.020 in that it specifically states that no portion of a 
building is allowed to exceed the height limit in the HMZ.  
 
Minor Conditional Use Permit (Minor CUP) Noticing Requirements  
 
At the meeting on June 4, the Commission agreed to amend Code Section 17.60.055.B 
(“Public Notice”) to require that a notice be posted on the property in addition to the 
mailed notice. The revised language also includes a statement that any references to 
the Planning Commission’s decision on a CUP shall be interpreted as the Director’s 
decision on the Minor CUP.   
 
General Plan Implementation 
 
At the meeting on September 22, 2015, the City Council approved the 2015-2016 
schedule for completion of several implementation measures included in the General 
Plan Implementation Program.  According to the schedule, Implementation Measure 
No. 9 (IM-9) is scheduled for completion in November 2015 and reads as follows: 
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IM-9: “The City shall establish a pre-application process to require neighbor notification 
and appeal opportunities with respect to any new construction and additions that 
exceed one-story in height or significantly increases the volume and/or footprint of the 
structure. 
 
On May 12, 2015, the City Council adopted several amendments to the R-1 Zoning 
Ordinance, including the requirement for a conditional use permit to allow a second-
story addition to an existing single-family house or any new construction proposed to 
include a second story. While this amendment implements IM-9 as it relates to second 
stories, it does not address it with respect to significant increases in the volume and/or 
footprint of a structure in the R-1 Zone.  Staff recommends that the Commission 
includes this item as part of the current discussion in compliance with the approved 
Implementation Program schedule.   
 
Staff seeks further direction from the Planning Commission.   
 
Attachments (10): 
 

1) Exhibit A:  Zoning Map Showing Location of Potential Lot Splits in the R-1 Zone 
2) Exhibit B:  Definition of Front Lot Line – SMMC Section 17.20.015 
3) Exhibit C:  Conditional Use Permit Findings (No Design Review) 
4) Exhibit D:  Redlined Changes to SMMC Section 17.60.041 (“Additional burden of  

                 proof for permits for single-family houses as described in Section 
                 17.20.025” 

5) Exhibit E:  Summary of Design Review Process  
6) Exhibit F:  Draft Redline of SMMC Section 17.20.050.A.2 
7) Exhibit G: Prevailing Setback Diagram 
8) Exhibit H: SMMC Section 17.48.080 (“Modified front yard cul-de-sac”) 
9) Exhibit I:   Minimum Chimney Height Diagram and Draft Redline of SMMC  

                 Section 17.20.053 
10) Exhibit J:  SMMC Section 17.48.020 (“Height of penthouses and roof structures”) 

     





Grandview Av

Ba
ldw

in 
Av

Highland Av

Orange Grove Av

Sierra Madre Blvd

Laurel Av

Mo
un

tai
n T

rai
l A

v

Ca
no

n A
v

Au
bu

rn 
Av

Ra
nc

ho
 R

d

Santa Anita Ct

Lowell Av

He
rm

os
a A

v

Montecito Av

Bonita Av

Sie
rra

 P
lMariposa Av

Suffolk Av

Ad
am

s A
v

Ho
ldm

an
 S

t

Esperanza Av San Gabriel Ct

Co
lon

y D
r

Co
bu

rn 
Av

Oa
k M

ea
do

w 
Rd

Sy
ca

mo
re 

Pl

Ramona Av

Manzanita Av

Ad
am

s S
t

Ca
mi

llo
 S

t

Kerstin
g C

t

Ol
d O

ak
 Ln

Ca
no

n P
l

Sy
ca

mo
re 

Pl

Santa Anita Ct

Bonita Av

He
rm

os
a A

v

Montecito Av

San Gabriel Ct

Laurel Av

Highland Av

He
rm

os
a A

v

Ca
no

n A
v

Bonita Av

Montecito Av

Montecito Av

Laurel AvLaurel Av

Mariposa Av

San Gabriel Ct

N

R-1-15 Parcels That Meet Minimum Subdivision Requirements

Legend
R-1-15 - Subdividable Lots

Parcels
ZONING

One Family Residential (7,500 sqft min.) - R-1
One Family Residential (9,000 sqft min.) - R-1-9
One Family Residential (11,000 sqft min.) - R-1-11
One Family Residential (15,000 min.) - R-1-15
Two Family Residential - R-2
Multiple Family Residential - R-3
Residential Professional - R-P
Hillside Management - H
Residential Canyon - RC
Commercial - C
Institutional - I
Manufacture - M
Civic / City Park

0 700 1,400350 Feet
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R-1-11 Parcels That Meet Minimum Subdivision Requirements

Legend
R-1-11 - Subdividable Lots

Parcels
ZONING

One Family Residential (7,500 sqft min.) - R-1
One Family Residential (9,000 sqft min.) - R-1-9
One Family Residential (11,000 sqft min.) - R-1-11
One Family Residential (15,000 min.) - R-1-15
Two Family Residential - R-2
Multiple Family Residential - R-3
Residential Professional - R-P
Hillside Management - H
Residential Canyon - RC
Commercial - C
Institutional - I
Manufacture - M
Civic / City Park

0 500 1,000250 Feet
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R-1-9 Parcels That Meet Minimum Subdivision Requirements

Legend
R-1-9 - Subdividable Lots

Parcels
ZONING

One Family Residential (7,500 sqft min.) - R-1
One Family Residential (9,000 sqft min.) - R-1-9
One Family Residential (11,000 sqft min.) - R-1-11
One Family Residential (15,000 min.) - R-1-15
Two Family Residential - R-2
Multiple Family Residential - R-3
Residential Professional - R-P
Hillside Management - H
Residential Canyon - RC
Commercial - C
Institutional - I
Manufacture - M
Civic / City Park

0 375 750 1,125 1,500187.5 Feet
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R-1-7 Parcels That Meet Minimum Subdivision Requirements

Legend
R-1-7 - Subdividable Lots

Parcels
ZONING

One Family Residential (7,500 sqft min.) - R-1
One Family Residential (9,000 sqft min.) - R-1-9
One Family Residential (11,000 sqft min.) - R-1-11
One Family Residential (15,000 min.) - R-1-15
Two Family Residential - R-2
Multiple Family Residential - R-3
Residential Professional - R-P
Hillside Management - H
Residential Canyon - RC
Commercial - C
Institutional - I
Manufacture - M
Civic / City Park

0 1,000 2,000500 Feet
























































