City Council Agenda ltem 9-
Meeting of July 25, 2006

CITY OF BELMONT

CITY OF BELMONT

City Councilmember Agendaltem 9

FROM: Coralin Feierbach

RE: DISCUSSION TO CONSIDER APPLYING THE SAN JUAN CANYON AND
WESTERN HILLS SLOPE DENSITY FORMULA TO THE REST OF THE
CITY

City Councilmembers:

Description of 1ssue/Request

The San Juan Canyon and Western Hills areas have the same slope-density formulas with
regards to creation of new subdivisions. Basicaly, if someone wants to subdivide a parcel in the
San Juan Canyon or the Western Hills, the maximum number of parcels one can obtain out of a
subdivision is a function of the parcel size and the slope of the parcel.

This is not true in other hilly areas of the city. For example, there are an unknown number of
parcels that are quite steep that are potential candidates for subdivision in the future. These
parcels are not currently subject to the same slope-density formula as the San Juan Canyon or the
Western Hills, however, they present the same environmental issues, and would most likely
result in increased excavation of our hillsides and similar adverse neighborhood effects as those
(potentially sub-dividable) parcels located in the HRO districts. These parcels would primarily
only be subject to their zoning designation such as R-1A, R-1B, or R-1C. In other words, future
subdivisions in the rest of the city are not subject to their respective slopes, but only to the
development standards of their respective zoning designation.

Example 1.
Let’s say there is a somewhat steep parcel of 2 acres somewhere outside of the San Juan Canyon

or the Western Hills areas. |f someone were to apply for a subdivision say in an R-1A area, the
slope of the existing parcel would have no effect as to the number of new lots one could create
from those two acres. The number of lots one could seek from these two acres would only
depend on the Subdivision Ordinance Design Standards and Minimum Lot Size/Average Lot
Width of the respective zoning district, regardless of slope.

Example 2:
Agape Subdivision (Zoned HRO-1) at 2007 Bishop Road in the San Juan Canyon (Currently in

the planning process):

Under our slope density formula the owner of this 3.43 acre parcel with 19% slope can build a
maximum of 3 homes on this parcel. This is based on slope and the size of the parcel. If we



didn’t have a slope density formula, the owner could build many more homes for this parcel of
the San Juan Canyon and have much more of a detrimental effect on the aready established
moderately dense surrounding (R-1B) neighborhood.

Why now. why not wait?
In November there will a proposition (prop 90) on the state ballot called the Anderson Initiative

or ‘Protect your Home". It will be a constitutional amendment. In case it passes, it would be
most important to evaluate this proposal and potentially adopt corresponding ordinance
amendments before the November election takes place.  Under the cover of “prohibiting
Eminent Domain”, the most disturbing aspect of this effort that would negatively affect our
City’s authority in reviewing subdivisions is manifested in the Proposition language regarding
“creation of damages’ asfollows:

“ Except when taken to protect public health and safety, “ damages’ to private property includes
government actions that result in substantial economic loss to private property. Examples of
substantial economic lossinclude, but are not limited to, the down zoning of private property, the
elimination of any access to private property, and limitations on the use of private air space.
“ Government action” shall mean any statute, charter provision, ordinance, resolution, law, rule
or regulation.”

General Plan Consistency 1959 (First General Plan)
Page 4.” Protect wooded slopes which are too steep for intensive devel opment”

General Plan Consistency 1982 (Current General Plan)

Policies: (page 1-8 and page 1-9)

--Intensity of land use should decrease as steepness of terrain and distance from major
thoroughfares increases.

--The lowest intensities of use should occur on the steep hillsides to limit storm runoff, prevent
increased erosion, avoid unstable slopes, protect vegetation and watersheds, and maintain
scenic qualities.

--Intensity of use of individual parcels and buildings should be governed by considerations of
existing development patterns, water and air quality, accessibility, traffic generation, parking,
noise, fire safety, drainage, natural hazard, resource conservation and aesthetics.

--Sopes exceeding 30 percent shall be avoided whenever possible.

--Natural features, such as ridgelines, canyons, steep hillsides, meadows, streamsides and
significant stands of trees, should be preserved and protected through planning, conservation
practices and, where appropriate, the dedication of open space or scenic easements.

Reguest For Council to consider thefollowing:

1. Direct staff to assess how many parcels there are in the R-1A, R-1B, and R-1C Districts that
are potential subdivision candidates (outside of the San Juan Canyon or the Western Hills).
Our GIS system will assist staff in this investigation.

2. Staff can investigate the legal ramifications of applying the slope density formula to the R-
1A, R-1B, and R-1C Districts via consultation with Land Use Attorney Michael Colantuono
and the City Attorney’s Office.



3. Discuss a time schedule to coordinate review and adoption of applicable zone text
amendments (if possible) before this November state el ection.

Approximately how much staff involvement will thisitem take?
(To be determined.)

Attachments
A. State of California Proposition 90 text — this material was passed out at a recent Council
of Citiesdinner discussion of Proposition 90.



