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e Provide Additional Notification for Two-Story Projects

Additionally, staff suggests amending the Zoning Code to require a “Notice of
Application” that must be mailed out to all properties within 500 feet of the subject
property, once story poles have been erected. The Notice of Application would inform
nearby property owners of the project, including their ability to view the story poles and
renderings, and allow them additional time to comment on the project. This is same
additional notification that was adopted as part of the recent amendments for Lower
Hastings Ranch.

4) New structures and renovations that are incompatible with surroundings

Like many residents across the Pasadena, residents in Hillside District neighborhoods
expressed a general concern for incompatible types of development in their
neighborhoods. The concerns specific to incompatible development in Hillside District
areas included concerns regarding inappropriate locations for accessory structures, as
well as concerns about renovations to existing structures that do not currently require
discretionary review.

Location of Accessory Structures

Some residents have suggested that
placing an accessory structure in front
of the main dwelling is incompatible
with the general character of Hillside
District neighborhoods. Currently,
accessory structures are not permitted

- within a required front-yard setback,
but could otherwise be placed in front
of a main house. In some cases, an
accessory structure might be placed
in front of the main house out of necessity; for example, a garage might be placed in
front of the main house due to a steeply-sloped lot that cannot accommodate a garage
in the rear.

‘Major Renovations

Some residents expressed concerns regarding the renovation'of existing houses.
Renovating a house by changing exterior materials, reducing existing walls down to the
framing (but not removing the walls entirely) as part of a comprehensive remodel, or
‘modifying a roofline is currently permitted, subject to plans being reviewed by the
Planning and Building Divisions and upon issuance of a building permit. However, some
residents are concerned that significant renovations of exterior facades or considerable
alteration of a roofline could result in houses that are architecturally incompatible and
out of context with neighboring homes.
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Before major renovation During major renovation |

The existing Hillside Ordinance does not require a Hillside Development Permit for
projects that are only renovating the exterior of a house (without fully demolishing walls
or adding square footage), modifying a roofline, or for additions under 500 square feet.
Some residents expressed that this allows for projects with the potential to block views
or change the character of the neighborhood to occur without discretionary review and
neighborhood notification. Other residents feel that such projects are relatively minor
and do not warrant discretionary review.

Recommended Amendments

e Limit Location of Enclosed Accessory Structures

Residents are concerned that allowing
enclosed accessory structures to be placed
in front of a main dwelling has the potential
to change the overall character of hillside
neighborhoods, and can be incompatible
with an established pattern of development.
Given this, staff recommends requiring that
enclosed accessory structures shall only be
located behind the rear wall plane of the
main house, except for detached garages.
Requiring detached garages to be behind
the main house could be problematic for some properties with steep slopes where a
garage in the front is the most reasonable and practical location.

e Require “Major Renovations” to be Subject to a Hillside Development Permit

Staff recommends a new review threshold, “Major Renovation”, be added. Major
renovations would be defined as either:

¢ Altering more than 50 percent of exterior wall facades by reducing existing walls
down to the framing. This would not include the removal and replacement of

RN,
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existing exterior finishes or materials (for example, due to general maintenance),
or

e Any alteration of the roofline resulting in an increase in height above the highest
point of the existing roof.

A project meeting either of these criteria would require review through the Hillside
Development Permit process. Modifications to either the roofline or exterior would merit
neighborhood notification and staff review to ensure that proposed modifications are
appropriate.

Other Technical Changes

In addition to the items listed above, staff has identified several areas where technical
changes may be appropriate to better serve the public by more clearly communicating
the development standards of the Hillside District:

o Modify Allowable Gross Floor Area for RS-6 HD Lots Less Than 10,000 Square Feet

For all properties in the HD Overlay district, the base FAR is specmed as a table in
Section 17.29.060(A), as shown below:

Zoning District Allowable Base Gross
~_Floor Area

RS-1 HD 0.20 + 500 square feet

RS-2 HD 0.225 + 500 square feet

RS-4 HD 0.25 + 500 square feet

RS-6 HD 0.275 + 500 square feet

However, for lots zoned RS-1-HD, RS-2-HD, and RS-4-HD that are less than 10,000
square feet in size, properties may have a base gross floor area of 0.30 + 500 square
feet. However, this provision excludes properties zoned RS-6-HD that are also less than
10,000 square feet in size. Staff recommends revising this provision so that all Hillside
District properties with similar circumstances, regardless of zone, are subject to the
same regulations and treated in a consistent manner.

Additional Modifications Recommended by Planning Commission

All Hillside Development Permit applications must be presented at a public hearing to
the Hearing Officer, who must make the required findings outlined in Section
17.29.080(F) in order to approve an application. However, Section 17.29.080(G)
specifies that applicants may seek, and the Hearing Officer may grant, adjustments to
any Hillside District development standards. The Hearing Officer must find, however,
that granting the adjustment would result in a project that is less visible from off the site
and has less environmental impact on wildlife, habitat, slopes, or existing scenic views
from adjacent properties than it wouid if it complied with the development standards.
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Staff originally recommended that this process be removed from the Zoning Code. Upon
review and discussion by the Planning Commission, the Commission voted to retain this
process to ensure some level of flexibility in conjunction with the recommended
additional regulations.

The Planning Commission recommended that staff consider a house size threshold,
below which a proposed project would not be subject to the maximum house size
calculation in Section 17.29.060(D), Neighborhood Compatibility. During the April 26
hearing, residents and commissioners suggested that in some areas, such as HD-SR
(San Rafael), the majority of houses are already modest in size and could be
unreasonably constrained by Neighborhood Compatibility standards. The Commission
suggested that staff investigate the possibility of exempting houses below a certain size
from requiring analysis through Neighborhood Compatibility.

Neighborhood Compatibility allows for review and analysis of a proposed structure
relative to its surroundings to ensure that the structure is compatible in scale and
massing with other structures in the neighborhood. If houses below a certain size were
exempt — for example, any house less than 2,500 square feet — there may still be
instances where such a house could be out of scale or character with surrounding
houses. For example, if a neighborhood consists of houses that are generally 1,200
square feet, a new 2,500 square foot house could be perceived as a case of
“‘mansionization” since it is approximately twice as large, and because mansionization is
largely perceived as structures that are out of scale with neighboring structures.
Therefore, staff does not recommend exempting houses below a certain size from
Neighborhood Compatibility analysis.

Finally, the Planning Commission requested that, should the proposed amendments be
adopted by the City Council, staff will return to the Planning Commission after 18
months to provide a status report on the effectiveness of the Ordinance.

Exemption for Projects Currently in Process

Section 17.10.030.E (Effect of Zoning Code changes on projects in progress) of the
Zoning Code includes provisions that relate to when the Zoning Code is amended. As
they apply to projects in the HD overlay, projects that have an approved Hillside
Development Permit, or other discretionary entitiement, are processed under the rules
in place as of the approval date. Similarly, a project that does not require a Hillside
Development Permit, or other discretionary entitiement, and has submitted a complete
Building Permit application and paid all required fees, will also be processed under the
rules in place as of the approval date. Therefore, a project that does not yet have an
approved entitlement, even though it may be in process, will be subject to any
applicable new regulations.

As of the distribution of this report, there are ten Hillside Development Permit
applications currently in process, two of which have been deemed completed for
processing. Although all ten of these Hiliside Development Permit applications are
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potentially subject to the new regulations, staff recommends that the projects deemed
complete as of the June 12, 2017 Public Hearing be exempt from the new regulations,
and be processed under the current regulations. Given the time and cost that are
needed to prepare plans in order to submit a complete application for a Hillside
Development Permit, those applications deemed complete for processing should not
otherwise be penalized.

REQUIRED FINDINGS:

In order to amend the Zoning Code, the City Council is required to make certain findings
as set forth in Section 17.74.070.B of the PMC. As detailed in Attachment A (Findings

. for Zoning Code Amendments), the required findings can be made for the proposed
amendment.

COUNCIL POLICY CONSIDERATION:

The proposed amendment to the Zoning Code furthers the goals and policies of the
General Plan related to compatible development and appropriate scale and massing,
including Land Use Element Policy 4.11 — Development that is Compatible, as well as
Land Use Element Policy 22.1 — Appropriate Scale and Massing, both of which are
intended to ensure that development is contextually appropriate with their surroundings.
Further discussion of these policies are described in Attachment A (Findings for Zoning
Code Amendments).

ENVIRONMENTAL ANALYSIS:

The proposed Zoning Code Amendment is categorically exempt from the California
Environmental Quality Act (CEQA) pursuant to Section 15308 (Class 8, Actions by
Regulatory Agencies for Protection of the Environment). Class 8 consists of action
taken by regulatory agencies, as authorized by state and local ordinance, to assure the
maintenance, restoration, enhancement, or protection of the environment where the
regulatory process involves procedures for protection of the environment. The
proposed Zoning Code Amendment is intended to protect the natural character of
Pasadena’s hillside neighborhoods by further regulating potential construction, including
construction of basements and protection of scenic views.
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FISCAL IMPACT:

While there is not a direct fiscal impact associated with the adoption of the proposed
Zoning Code Amendments, there may be an increase in fees received as a result of
additional Hillside Development Permit applications being received.

Respectfully submitted,
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Attachments (5):

Attachment A — Findings for Zoning Code Amendments

Attachment B — Current Hillside Ordinance (PMC Section 17.29)

Attachment C — Existing Neighborhood Compatibility Guidelines (City Council Resolution #8697)
Attachment D — Map of Hillside Overlay Districts (HD, HD-1, HD-SR)

Attachment E — Summary of Proposed Hillside District Overlay Zone development standards



