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Summary 

In response to a City Council Motion dated May 16, 2014, the Department of City Planning 
has prepared a proposed ordinance to amend the 2008 Baseline Mansionization 
Ordinance (BMO) and 2011 Baseline Hillside Ordinance (BHO). The BMO and BHO 
changed the basic rules governing the size and bulk of new homes, as well as the limits 
on hillside grading, in neighborhoods zoned for single-family homes. The Department’s 
proposed amendment would further modify those rules to remove vulnerabilities and more 
effectively rein in large-scale homes and construction impacts. 

Key proposed changes to the existing BMO and BHO include the following: 

• Reduction of the existing Residential Floor Area exemption for covered 
porches/patios/breezeways from 250 to 150 square feet;  

• Elimination of the existing 100 square foot Residential Floor Area exemption for 
over-in-height ceilings; 

• Elimination of the 20 percent green building Residential Floor Area bonus option 
across all single-family zones; 

• Elimination of all R1 Zone 20 percent Residential Floor Area bonus options; 
• Modification of the R1 Zone building envelope to include an angled 

encroachment plane limit that directs taller building mass toward the interior of 
the lot, as well as articulation requirements for long side walls to visually break up 
the mass on the sides of larger homes; 

• Limits on driveway width in the R1 Zone (non-Hillside Areas only); and 
• Removal of the grading and hauling exemptions for cut-and-fill underneath 

structures, in conjunction with establishing higher overall limits for non-exempt 
grading and hauling. 

The Department released an initial draft of the proposed ordinance on October 30, 2015. 
At public hearings conducted in December 2015, staff received valuable feedback from 
the testimony and comments on the prior draft. As a result, staff conducted additional 
research and analysis and prepared this revised version of the BMO/BHO Code 
amendment (Appendix A), which was released April 21, 2016.  

The Department received further input and feedback in a second round of public hearings 
in May 2016. At these hearings, and in written correspondence, members of the public 
submitted many substantive comments suggesting specific ways in which the proposed 
ordinance should be modified or improved. Staff reviewed these suggested changes and 
formed recommendations as to which ones should be incorporated into the proposed 
ordinance.  

For clarity, staff has not revised the text of the proposed ordinance and instead listed the 
recommended changes separately in Appendix B. The recommended changes for the 
City Planning Commission’s consideration (as detailed in Appendix B) are as follows:  



CPC-2015-3484-CA  Page 3 

• Reduce Floor Area Ratio in the R1 Zone from 0.5 to 0.45, regardless of lot size, as 
proposed in the October 30, 2015 draft of the proposed ordinance. 

• Fully eliminate the Residential Floor Area exemption for covered porches, patios, 
and breezeways. 

• Require upper-story decks, balconies, and terraces to be set back at least three 
feet from the minimum side yard. 

• Require articulation of the front façade. 
• Exempt deepened foundation systems, such as pile foundations and caissons, 

from maximum grading quantities. 
• Exempt one-half of fill resulting from non-exempt cut underneath the footprint of 

the main building from maximum grading quantities. 
• State that existing driveway width may be used in lieu of the 25 percent maximum 

in the R1 Zone. 
• Additional technical edits and clarifications. 

For a complete list and more details of all recommended changes to the proposed 
ordinance, refer to Appendix B. 

Initiation  

In a motion (CF 2014-0656) dated May 16, 2014, the City Council directed the Department 
of City Planning to prepare and present an ordinance to amend the provisions established 
by the 2008 Baseline Mansionization Ordinance (BMO). The motion specifically called on 
staff to address the following points in order “to stabilize the conflict of out-of-scale homes 
that continue to proliferate in entire neighborhoods”: 

• Green Bonus Provisions. The 20 percent Residential Floor Area bonus option 
for meeting Tier 1 green building standards had the effect of encouraging larger 
homes, did not effectively incentivize energy-efficient design, and should be 
eliminated. 

• BMO’s Two Design Bonuses. The two design-based options for a 20 percent 
RFA bonus (proportional stories, front façade articulation) should be carefully 
reviewed to determine if they meet the original ordinance’s intended goals. 

• FAR Bonus and R1 (Single Family Zones). The allowable by-right FAR for R1-
Zoned lots of less than 7,500 square feet should be reduced from 0.5 to 0.45 (the 
same as R1-Zoned lots of 7,500 square feet or more) to ensure that all R1-Zoned 
lots are covered by the same zoning regulations. 

• RFA Exemptions. The six exemptions from the RFA calculation need to be re-
evaluated to determine their impact citywide on the scale and character of new 
houses, particularly exemptions for attached garages, attached porches, patios, 
and, breezeways, and double-height entryways (also referred to as over-in-height 
ceilings). 
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Around the time the Department was considering its response to the Council’s direction 
regarding the BMO, the Council passed several motions calling for Interim Control 
Ordinances to address the impacts of new homes in specific neighborhoods of the City. 
Among these were two neighborhoods with large numbers of properties in Hillside Areas 
covered by the 2011 Baseline Hillside Ordinance (BHO): Bel-Air and The Oaks of Los 
Feliz. The Council’s direction regarding these neighborhoods cited some of the same 
concerns over the size and scale of development as those expressed regarding the BMO. 
In addition, comments made to the Department and the Council expressed concern over 
traffic and safety impacts from extensive hillside grading and hauling of earth on narrow 
roadways. 

Additionally, a variety of technical issues and ambiguities arose during the implementation 
of the 2011 BHO. Because of these factors, the Department determined that the best way 
to respond to the Council’s direction regarding the scale of single-family residential 
development would be to prepare a Code amendment addressing both the BMO and 
BHO. 

Background 

Baseline Mansionization Ordinance (BMO) 
Prior to 2008, regulations in the City’s single-family residential zones were very 
permissive. The vast majority of properties were subject to a 3:1 Floor Area Ratio (FAR). 
The allowable height, floor area and required yard setbacks were the only provisions that 
addressed building mass and placement.  

For decades, this was largely a non-issue due to the fact that homes were rarely built to 
the maximum allowed FAR or envelope. Many of the City’s single-family neighborhoods 
were originally developed as tracts of several acres or more by a single builder, and thus 
zoning played a limited role in setting the character of neighborhoods. As land rose in 
value and properties underwent a second cycle of development, this began to change. 
Over the course of the 1990s and 2000s, the impacts of large-scale homes on aesthetics, 
natural light and air, and the character of neighborhoods became more apparent as more 
property owners sought to maximize the size of the homes they were able to build. 

In 2008, the City Council passed the Baseline Mansionization Ordinance (BMO), which 
sought to bring a degree of compatibility in existing neighborhoods. The BMO established 
limits that, while generally not restricting new and enlarged homes to the scale of the 
surrounding properties, were closer to the character of existing development than the 
prior regulations were.  

Among the key changes instituted by the 2008 BMO were: 

• Defined Residential Floor Area (RFA) as a distinct technical term in the Zoning 
Code 
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• Exempted required covered parking, covered outdoor spaces, and accessory 
buildings from RFA 

• Reduced the Floor Area Ratio used to calculate RFA from the prior 3:1 to 0.5:1 or 
less, with the precise ratio depending on the zone 

• Provided a bonus of 20 percent additional RFA (30 percent on substandard lots in 
the R1 Zone) in exchange for meeting at least one design requirement 
(proportional upper story, front façade articulation, green building) 

Baseline Hillside Ordinance (BHO) 
In 2011, the City Council passed the Baseline Hillside Ordinance (BHO), an update to the 
City’s previously adopted Hillside Ordinance passed in 2002, to address the impacts of 
large-scale home construction in hillside neighborhoods. The BHO established a system 
for limiting RFA based on the slope of the lot, and changed the building envelope to 
regulate height continuously, requiring that the maximum height follow the grade to 
ensure that new buildings step down the slope rather than tower over it. 

The BHO also established limits on grading of hillside properties, with the maximum 
quantities of earth permitted to be moved based on the size of the lot. Grading quantities 
would be considered cumulatively from the effective date of the ordinance forward, to 
ensure that multiple grading projects would not excessively alter the natural topography 
of the site. The BHO also placed limits on import and export of earth, with lower limits set 
for narrower, substandard streets that have less capacity to handle truck traffic. A number 
of items were exempted from the grading and import/export limits, including cut-and-fill 
under the footprint of structures.  

Relationship to Other Single-Family Land Use Initiatives  

Residential Floor Area Supplemental Use Districts 
In addition to the 2008 BMO, which provided baseline regulations for general, citywide 
use, the City Council also established two Supplemental Use Districts to regulate the size 
and bulk of new homes in the specific geographic areas of Beverly Grove and Studio City. 
These Residential Floor Area (RFA) Districts remain in place today and are generally 
more restrictive than the BMO, with a more complex system of bonuses. The proposed 
ordinance (Appendix A) does not apply to these RFA Districts.  

re:code LA 
The Department is currently in the process of comprehensively rewriting its Zoning Code, 
which will include completely new, more tailored zones for single family neighborhoods. 
Once these new zone options are added to the Zoning Code, they will be available to 
communities that are in the process of updating their community plans. 

Interim Control Ordinance 
In March 2015, the City Council adopted a two-year interim control ordinance (ICO) to 
restrict development in 15 single-family neighborhoods. The Department has committed 
to accelerating the adoption of the new re:code LA zones for consideration in these ICO 
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neighborhoods in lieu of the standard BMO/BHO provisions. Neighborhoods that receive 
new re:code LA zones will not be subject to the BMO/BHO development standards 
addressed by the new zones. 

Other Programs 
In the course of introducing the proposed changes of the BMO/BHO to the public, the 
Department encountered varying opposition to the prospect of more restrictive single 
family development provisions, especially in the Pacific Palisades area of the City. As a 
result, a range of zones from re:code LA will be considered for portions of Pacific 
Palisades as if they were one of the ICO neighborhoods. This will provide residents a 
choice of more permissive or more restrictive regulations. The portions of Pacific 
Palisades covered by the new re:code LA zones will not be subject to the BMO/BHO 
development standards addressed by the new zones; however, residents of specific 
sections of Pacific Palisades could opt to retain the BMO/BHO regulations or to become 
part of a different re:code LA zone from the rest of Pacific Palisades. 

In addition, specific plans that regulate single-family development are not subject to 
BMO/BHO development standards. 

Reassessment of BMO and BHO 
As development pressure on single family properties has increased, vulnerabilities in the 
regulations have become more apparent. Particularly in the R1 Zone, the BMO and BHO 
were not as effective at curtailing large-scale homes and construction impacts as 
anticipated. These issues have not been unique to Los Angeles; other Southern California 
cities, as well as those in other regions, have experienced similar pressures and 
subsequently reassessed their regulations. 

A multitude of residents and neighborhood organizations asked their respective City 
Council members for stronger controls. In response, the City Council instructed the 
Planning Department to draft an amendment to the existing regulations. 

An initial version of the BMO/BHO Code amendment was released to the public on 
October 30, 2015. Four public meetings, each including a presentation, question-and-
answer period, and public hearing, were held around the City on December 2, 3, 15, and 
16, 2015. This first version hewed closely to the City Council motion with an approach 
that focused on reducing Residential Floor Area, perceived by many stakeholders as the 
fundamental problem. The Department received valuable feedback from the testimony 
and comments that were submitted.  

The response to the initial draft was mixed. Many stakeholders suggested a need for even 
more restrictive provisions than proposed. A significant portion of those stakeholders 
reside in areas that are, or will be, covered by an ICO and, therefore, would not be subject 
to the BMO/BHO provisions. Staff also came to understand that for provisions intended 
to apply citywide, the reductions as proposed were too restrictive. Finally, in reassessing 
the primary objective and reviewing findings from the re:code LA project, Staff concluded 
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that even a significant reduction in Residential Floor Area would not sufficiently alleviate 
the fundamental problems of incompatibility, looming, and lack of privacy.  

As a result, staff conducted additional research and analysis and prepared a revised 
version of the BMO/BHO Code amendment (Appendix A) to more directly address the 
fundamental problems, focusing more on R1-Zoned properties, which are recognized as 
more acutely affected by development pressure. The revised BMO/BHO Code 
amendment was released on April 21, 2016. Staff conducted a second round of public 
meetings on May 4, 9, 10, and 16, 2016, again with a presentation, question-and-answer 
period, and public hearing at each. 

Proposed Ordinance Released April 21, 2016 

The revised BMO/BHO Code amendment (Appendix A) proposes the following changes 
to existing Zoning Code provisions. These changes describe the April 21, 2016 draft of 
the proposed ordinance in relation to the existing Zoning Code. New staff 
recommendations based on public input since the release of the April 2016 draft are 
contained in Appendix B.  

For all single-family zones  
• Eliminates the existing Residential Floor Area exemption for the first 100 square 

feet of over-in-height (over 14 feet in height) ceilings.  
• Limits the Residential Floor Area exemption for covered porches, patios, & 

breezeways to the first 150 (instead of 250) square feet.  
 
For all RA, RE, & RS Zones  

• Eliminates the Residential Floor Area bonus option for green buildings.  
 
For all R1 Zones  

• Eliminates all of the Residential Floor Area bonus options, including the green 
building bonus.  

• Establishes an encroachment plane limit for building height over 20 feet.  
• Establishes a side wall articulation requirement for walls more than 45 feet in 

length and 14 feet in height.  
 
For R1 Zones not in designated hillside areas  

• Limits driveway width to 25% of lot width. 
 
For all single-family zones in designated hillside areas  

• Removes the grading exemption for cut and fill underneath a structure. 
• In conjunction with counting previously exempted grading:  

o Adjusts the formula for maximum grading allowed:  
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 Existing: 500 cubic yards plus the numeric value equal to 5% of the 
lot size in cubic yards  

 Proposed: 1,000 cubic yards plus the numeric value equal to 10% 
of the lot size in cubic yards  

o Adjusts the maximum “by-right” grading quantities:  
 

Zone 
EXISTING Maximum “By-Right” 
Grading Quantity (cubic yards) 

PROPOSED Maximum “By-Right” 
Grading Quantity (cubic yards) 

R1 1,000 2,000 

RS 1,100 2,200 

RE9 1,200 2,400 

RE11 1,400  2,800 

RE15 1,600  3,200 

RE20 2,000  4,000 

RE40 3,300  6,600 

RA 1,800  3,600 

o In conjunction with counting previously exempted grading, modifies allowed 
import/export quantities: 
 Standard Hillside Limited Streets and larger – up to the maximum 

“by-right” grading quantities. 
 Substandard Hillside Limited Streets – up to 75 percent of the 

maximum “by-right” grading quantities. 

The proposed Code amendment also contains a number of technical edits and 
clarifications. 

Discussion of Proposed Ordinance Released April 21, 2016 

In drafting the proposed ordinance, the Department took into account the full range of 
ways in which the Zoning Code determines the scale, bulk, grading, and other aspects of 
new single-family homes. These issues are detailed below and include: 

• The definition of Residential Floor Area (RFA), including which items are 
exempted from counting toward the limit; 

• The Floor Area Ratio (FAR) used to calculate the RFA in various zones; 
• The RFA bonuses offered in exchange for including certain design features; 
• The allowable building envelope that determines where building mass may be 

placed on a lot; 
• Driveway width in the R1 Zone, which affects parkway trees, availability of street 

parking, and garage access; 
• Grading limits in Hillside Areas; and 
• Import/export limits in Hillside Areas; i.e., hauling of earth onto or off of a site. 
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Except as otherwise noted, the following discussion pertains to the April 21, 2016 draft of 
the proposed ordinance. New staff recommendations based on public input since the 
release of the April 2016 draft are contained in Appendix B. 

Residential Floor Area (RFA) Definition & Exemptions 
The Zoning Code’s definition of Residential Floor Area (RFA) includes six exempted 
items. Many stakeholders have expressed concerns over these exemptions due to the 
fact that areas covered under exemptions can add visual bulk while being counted toward 
the overall RFA limit. The 2014 City Council motion directed staff to re-evaluate the 
exemptions, particularly those for attached garages, porches/patios/breezeways, and 
double-height entryways. 

Required covered parking: Currently the Code exempts 200 square feet per required 
covered parking space from being counted as Residential Floor Area. At two required 
covered parking spaces per unit, the typical house can include up to a 400 square-foot 
garage area that is exempt from being counted, regardless of whether it is attached or 
detached from the main dwelling. Some stakeholders have suggested that garages be 
removed entirely from the list of exempted items, as they contribute to the overall building 
mass on a property. Others have requested that detached garages remain exempt, but 
that attached garages be counted as RFA, the effect of which would be to encourage the 
construction of detached garages that do not contribute to the mass of the main dwelling.  

Other stakeholders have argued that since covered parking is required and cannot be 
used as living space, it is not appropriate to include it in the definition of Residential Floor 
Area, whether attached or detached. Similarly, stakeholders argued that exempting 
detached garages but not attached garages unfairly penalizes homeowners who desire 
the convenience of an attached garage and builders who are attempting to respond to 
market preferences. 

Due to the removal of bonus options in the R1 Zone and the introduction of the 
encroachment plane and side wall articulation requirement to control apparent building 
mass, the proposed ordinance does not change the exemption for required covered 
parking in the RFA definition. The proposed ordinance seeks to address concerns about 
bulk and mass without removing the required covered parking exemption. 

Porches, patios and breezeways: Currently the first 250 square feet of any covered 
outdoor spaces, including porches, patios, and breezeways, are exempt. Some 
stakeholders have suggested that this space contributes to the apparent bulk of the 
building and should not be exempt. Others have suggested that these features contribute 
to better design by articulating otherwise flat building facades and provide outdoor living 
space in the City’s temperate climate, and that counting these items toward RFA would 
discourage them from being built and ultimately have a negative aesthetic effect. The 
proposed ordinance strikes a balance between conflicting points-of-view by removing 100 
square feet of the exemption, leaving the first 150 square feet exempt from the RFA 
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calculation. This limits the contribution of these spaces to overall building mass while still 
encouraging their inclusion as a façade articulation element. 

Double-height entryways (also known as over-in-height ceilings): Currently the first 100 
square feet of the second floor of any interior spaces with over-in-height ceilings, defined 
as more than 14 feet in height, are exempt. Without the exemption, these areas would be 
counted twice (as if they were two floors) for the purpose of the RFA.  

Some stakeholders have said this exemption offers no design benefits and simply 
contributes to additional bulk, while others have pointed out that they are needed to create 
cohesive interior volumes, particularly on hillside sites. Due to the relatively minor impact 
of the exemption on interior living space and the contribution of over-in-height ceilings to 
building mass, the proposed ordinance removes the exemption. 

Floor Area Ratio 
In the R1 Zone, lots of less than 7,500 square feet are currently subject to a Floor Area 
Ratio (FAR) of 0.5, whereas lots of 7,500 square feet or greater are subject to a 0.45 
FAR. The 2014 Council motion called for all lots in the R1 Zone to be subject to a 0.45 
FAR, regardless of size. The October 30, 2015 draft of the proposed ordinance closely 
adhered to the Council motion and proposed to reduce the FAR for lots of less than 7,500 
square feet to 0.45. 

The April 21, 2016 draft of the proposed ordinance focuses on eliminating bonuses and 
reducing the contribution of exempted items to overall building mass. Additionally, it 
employs design strategies, namely the angled encroachment plane and side wall 
articulation requirements, to reduce the visual impact of building mass. Modeling has 
shown that these measures are more effective at managing bulk and mass than reducing 
the base FAR alone. Accordingly, the April 2016 draft of the proposed ordinance contains 
no change to the base FAR. 

Since the release of the April 2016 draft, staff has reexamined the issue of FAR in the R1 
Zone. The higher FAR on lots of less than 7,500 square feet has resulted in the smallest 
lots with the smallest setback requirements having the largest FAR of any single-family 
zoned properties in the City. Issues of looming and bulk are more acute in R1 Zoned 
areas with smaller lots than in other single-family areas, in part due to the larger FAR 
allowed on smaller lots. Therefore, Appendix B contains a staff recommendation to 
reduce the by-right FAR for lots of less than 7,500 square feet in the R1 Zone from 0.5 to 
0.45, so that all R1 lots have a consistent FAR limit. 

Residential Floor Area Bonuses 
The Zoning Code contains a variety of bonus options that were included in the 2008 BMO 
and 2011 BHO to encourage features that reduce the apparent mass and bulk of homes, 
as well as limit grading impacts in Hillside Areas. Incorporating any one of these features 
allows the property to claim an additional 20 percent beyond the maximum Residential 
Floor Area for the zone, or 30 percent on R1-Zoned lots of less than 5,000 square feet.  
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In non-Hillside Areas, there are three bonus options: 

• The proportional story option, by which the total RFA of each story other than the 
base floor does not exceed 75 percent of the base floor area; 

• The front façade articulation option, by which at least 25 percent of the exterior 
wall facing the front lot line is stepped-back from the front lot line by 20 percent of 
the building depth; and 

• The green building option, by which new single-family dwellings satisfy Tier 1 
requirements or higher of the L.A. Green Building Code. 

In Hillside Areas, there are seven bonus options: 

• The proportional story option, similar to that in non-Hillside Areas but limited to flat 
building pads (i.e., 15 percent slope or less); 

• The front façade articulation option, same as for non-Hillside Areas; 
• The cumulative side yard setbacks option, by which the combined width of the side 

yards totals 25 percent of the lot width, subject to certain qualifications; 
• The 18-foot envelope height option, by which the maximum envelope height is no 

more than 18 feet;  
• The multiple structures option, by which the RFA is distributed among multiple 

buildings that each cover no more than 20 percent of the Lot Area; 
• The minimal grading option, by which properties with slopes over a certain 

threshold limit the amount of grading on the site. 
• The green building option, by which a new single-family dwelling satisfies Tier 1 

requirements or higher of the L.A. Green Building Code. 

The 2014 City Council motion instructed staff to carefully review the design-based bonus 
options offered to R1-Zoned properties to determine whether they meet the original 
ordinance’s intended goals. The motion was specific in stating that the City Council’s 
concerns regarding these design-based options should apply to R1-Zoned properties. 
The motion also stated that the green building option should be eliminated entirely across 
all zones, as encouraging larger and more resource-consuming homes is not consistent 
with green building practices. 

The purpose of the bonus options in the original BMO and BHO was to encourage the 
inclusion of certain desirable features that lessen the impact of what would otherwise be 
a visually bulky and massive structure. The mechanism by which the Code encourages 
these features – that is, by allowing additional floor area – has been problematic due to 
the fact that it increases the total allowable size of the structure.  

Due to the Council motion’s emphasis on R1 Zone bonuses, as well as the many public 
comments to this effect, the current draft focuses on the R1 Zone bonuses. The draft 
Code amendment eliminates all of the bonus options available to R1-Zoned properties 
and instead addresses design features through the regulations that shape the allowable 
R1 Zone building envelope. Since the RA, RE and RS Zones receive less emphasis and 
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have not been identified as problems to the extent the R1 Zone has, the bonuses applying 
to single-family zones other than R1 remain in place (with the exception of the green 
building bonus, which staff recommends be eliminated).  

Additionally, staff agrees that the green building bonus has been less than effective and 
in some ways counterproductive due to the encouragement of larger homes, and thus the 
draft Code amendment eliminates the green building bonus option across all single-family 
zones. 

Building Envelope 
The existing design-based bonus options offered to R1-Zoned properties are challenging 
due to the fact that they encourage desirable features by increasing the amount of floor 
area allowed. Staff created a mock-up of a home that could be built under the existing R1 
Zone regulations — including a 20 percent bonus — and found that the R1 bonus options 
are not fully effective at addressing the scale and massing of homes. 

Instead of incentivizing desirable design features by granting additional floor area, the 
proposed ordinance seeks to control building mass more directly by modifying the 
allowable building envelope in the R1 Zone. This is accomplished via the angled 
encroachment plane, which effectively requires taller building mass to be directed toward 
the interior of the lot and away from neighboring properties, and the side wall articulation 
requirement, which prevents long, unbroken walls from being constructed above a certain 
height at or near the minimum side yard setback. 

Staff determined that regulating the placement of building mass in this way would be 
simpler, more direct, easier to understand, and more effective than the current approach 
of incentivizing certain design features through a floor area bonus. In particular, the 
encroachment plane, by directing mass toward the interior of the site, offers a significant 
improvement over the existing proportional story bonus option, which effectively allows 
side walls to be built up to the maximum permitted height at the minimum side yard. 
Additionally, the encroachment plane eliminates the need to calculate upper story floor 
area as a percentage of the base floor – the resulting building must simply observe the 
envelope limits created by the encroachment plane.  



CPC-2015-3484-CA  Page 13 

Figure 1 
Encroachment Plane 

 

The encroachment plane (Figure 1) requires that structures built to a height of more than 
20 feet not intersect a plane set at 45 degrees from vertical and angled toward the interior 
of the lot at the minimum front and side yard setbacks. Exceptions are made for roof 
structures and equipment, but not for gables, dormers, and other architectural features. 
Starting the encroachment plane at this height allows for the construction of two 8 ½-foot 
stories, plus floor and roof structures, within the limits of the envelope. For a design with 
taller ceilings on either or both stories, the design could be accommodated by locating 
the wall farther into the site.  
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Figure 2 
Side Wall Articulation 

 

The side wall articulation requirement (Figure 2) applies to continuous side façades at 
least 45 feet long and 14 feet in height. It requires an offset or plane break for the full 
height of the façade, at least 5 feet back from the minimum side yard and at least 10 feet 
in length. The offset must extend from the ground up to the roof and can be situated either 
in the middle of the façade or at one end of the façade (as shown in Figure 2). 

R1 Driveway Width in Non-Hillside Areas 
Many stakeholders have commented about the impact of excessively wide driveways of 
new homes on the aesthetics of the neighborhood, the space available for trees in 
parkways, and the number of curbside parking spaces available to residents and visitors. 
In some cases, commenters have called for regulations that either encourage or require 
garages to be set back from the front property line farther than the existing Code 
regulations currently require. As discussed previously, some commenters have 
suggested that the definition of Residential Floor Area be modified to no longer exempt 
attached garages. This would encourage the placement of detached garages in the rear 
of the property, with a narrower driveway along the side of the structure providing access 
and additional separation between homes. 

Staff determined that the RFA exemption for both attached and detached garages should 
remain, but found merit in reducing the impact of driveways on parkway trees and 
curbside parking. Thus, the proposed ordinance limits driveway width at the property line 
to no more than 25 percent of lot width for R1-Zoned properties not in Hillside Areas. On 
a minimum-width (i.e., 50 feet) lot, this would result in a driveway 12 ½ feet wide, with the 
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driveway permitted to fan out to a greater width inside the property. Wider lots could have 
wider driveways. 

Some commenters suggested that depending on the minimum front yard setback in effect 
on a given street or lot (for example, when prevailing setbacks are used), there may not 
be adequate turning space for a vehicle to be driven into a two-car garage built out to the 
minimum setback. While this may be true, the turning movement can still be 
accommodated by situating the garage farther back from the front property line.  

Hillside Grading Limits 
Currently, grading activity on Hillside Area lots is limited based on the size of the lot and 
the zone. A number of on-site activities are exempted from these limits, one of which is 
“cut and/or fill underneath the footprint of a Structure(s) (such as foundations, 
understructures including Basements or other completely subterranean spaces).” This 
exemption for subterranean spaces was originally intended to accommodate activity 
needed to make a site suitable for construction of a dwelling. Combined with the 
exemption of basements from Residential Floor Area limits, however, it has led in some 
cases to virtually unlimited grading, with some homes having significant portions of their 
de facto living space below grade. Many commenters pointed out the negative 
construction impacts resulting from this grading activity, including noise, traffic, and safety 
impacts from trucks hauling dirt on residential streets and lengthy hours of operation that 
stretch beyond traditional work hours. 

In response, the proposed ordinance (Appendix A) eliminates the exemption for cut-and-
fill underneath structures, in conjunction with increasing the by-right maximum grading 
quantities to double the current level. These changes are intended to accommodate 
currently exempted activity, but within reasonable limits, which would lessen the impacts 
on surrounding properties from excessive grading activity. 

To analyze the potential effects of the new grading quantities, staff examined Department 
of Building & Safety grading permit data for Hillside Area properties zoned R1, RS, RE or 
RA from January 2010 to January 2016. This timeframe includes both pre- and post-BHO 
projects, and takes in periods of both high and low construction activity. The analysis 
considered only those permits whose work description indicated they were for the 
construction of a new single-family home. The analysis compared the actual grading 
quantity requested to the maximum grading quantity permitted on the same lot. 

As shown in Table 1, about 14 percent of new single-family home grading permits (73 
projects total) in single family-zoned Hillside Areas citywide would exceed the proposed 
by-right limits. In individual zones, this percentage ranges from 0 in the RE9 Zone to 18 
percent in the RE40 Zone, with the R1 Zone at 9 percent. The quantities on each permit 
include activities, such as remedial grading, that would continue to be exempt under the 
proposed ordinance. Thus, it is possible that Table 1 overstates the extent to which the 
proposed ordinance would affect recent grading permits if it had been in effect at the time 
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those permits were issued. As one indication, just over 8 percent of all permits studied 
included remedial grading in their work description. 

Table 1 
Hillside Area Projects Exceeding Proposed Grading Limits, 2010-2016 

Zone No. of Projects No. of Projects 
Exceeding limit 

Projects Exceeding 
Proposed Limit (%) 

R1 160 14 9% 

RS 6 1 17% 

RE9 4 0 0% 

RE11 46 6 13% 

RE15 137 23 17% 

RE20 75 11 15% 

RE40 71 13 18% 

RA 37 5 14% 

All SF zones 536 73 14% 

 

Hillside Import/Export Limits 
As mentioned above, significant numbers of comments have focused on the excessive 
hauling of earth away from Hillside Area properties and the associated impacts on 
neighborhoods. Eliminating the current exemption for cut-and-fill under structures will also 
effectively limit the amount of earth being exported from a given property. 

Due to the need to accommodate previously exempt activity, the proposed ordinance 
modifies the import and export limits. Import and export are regulated as a combined 
quantity, rather than separately as in the existing Code, and the combined limit is based 
on the maximum by-right grading quantity for the zone. For properties fronting on 
Standard Hillside Limited streets or larger, the import/export limit is set at 100 percent of 
the maximum by-right grading quantity, while for properties fronting on Substandard 
Hillside Limited Streets, the import/export limit is set at 75 percent of the maximum by-
right grading quantity. This will help to mitigate the impacts of truck traffic on narrower 
roadways that have less capacity to accommodate earth-hauling vehicles. 

Public Hearings and Communications 

In May 2016, the Department of City Planning held four public meetings on the April 21, 
2016 draft of the Baseline Mansioinzation Ordinance and Baseline Hillside Ordinance 
(BMO/BHO) Code amendment. In addition to the 164 oral comments made at the public 
meetings, the Department received 406 emails and 37 letters addressing the proposed 
provisions.  
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Each public meeting included a presentation, question-and-answer period, and public 
hearing. The locations, dates, and times of the four meetings are shown in Table 2. 

Table 2 
Public Meetings on April 21, 2016 Draft 

PLACE:  Ronald F. Deaton Civic Auditorium,  
100 W 1st St, Los Angeles (Corner of 
1st & Main) 

DATE:  Wednesday, May 4, 2016  
TIME:  7:00 pm – 9:00 pm 

PLACE: Martin Luther King Jr. Recreation 
Center, 3916 S Western Ave, Los 
Angeles 

DATE:  Monday, May 9, 2016  
TIME:  7:00 pm – 9:00 pm 

PLACE:  Felicia Mahood Multipurpose Center,  
11338 Santa Monica Blvd, Los 
Angeles 

DATE:  Tuesday, May 10, 2016  
TIME:  7:00 pm – 9:00 pm 

PLACE:  Marvin Braude Constituent Service 
Center, Conference Rooms 1a & 1b,  
6262 Van Nuys Blvd, Los Angeles 

DATE:  Monday, May 16, 2016  
TIME:  7:00 pm – 9:00 pm 

 
The following is a summary of the most representative comments: 

• October 2015 draft of the BMO/BHO was better because it included more 
restrictions. 

• October 2015 draft of the BMO/BHO was worse because it included more 
restrictions. 

• Property values will benefit from increased restrictions. 
• Property values will suffer from increased restrictions.  
• Attached garages should be included in Residential Floor Area (RFA) calculations. 
• Attached garages should not be included in RFA calculations. 
• There should not be RFA exemptions for covered patios/porches/breezeways. 
• There should be RFA exemptions for covered patios/porches/breezeways to 

maintain architectural features, rather than to discourage them. 
• Over-in-height ceiling areas should be exempt from RFA calculations. 
• Over-in-height ceiling areas should be included in RFA calculations. 
• Basements should continue to be exempt from RFA calculations in the flats and 

Hillside Areas.  
• Basements should be included in RFA calculations in the flats and Hillside Areas.  
•  “Depressed driveways” should not be included in basement exemption. The 

clarification could result in underground garages on flat lots. 
• Eliminate all bonuses in all Single-Family Zones (R1, RA, RE, RS). 
• Maintain all bonuses in all Single-Family Zones (R1, RA, RE, RS). 
• There should be smaller, more numerous floor area bonuses to ensure that those 

looking to maximize floor area do so via a variety of design strategies to reduce 
apparent mass. 

• Encroachment plane is a positive design requirement.  
• Encroachment plane is too complicated and will limit architectural styles. 
• Encroachment plane alone will not address scale, massing, and bulk issues.  
• Encroachment plane does not do enough to address the issues of blocked sunlight 
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and lack of privacy. 
• Encroachment plane should begin at 22 feet rather than 20 feet.  
• Encroachment plane should not be implemented in Hillside Areas. Height 

requirements should remain the same as 2011 BHO. 
• City should limit second story area as proportion of overall RFA. 
• Required side yard articulation is confusing and will penalize narrow lots.  
• Required side yard articulation should be based on a percentage.  
• Grading and hauling limits will better protect the topography of Hillside Areas. 
• Grading and hauling limits do not do enough to protect the topography of Hillside 

Areas. 
• Grading and hauling limits in Hillside Areas are too restrictive.  
• Grading limits under the house in Hillside Areas are appropriate. 
• Grading for foundations should be exempt. 
• Grading limits will result in increased hauling.  
• Grading limits should be proportionate to lot size.  
• Grading limits should be tied to slope analysis, where steeper lots have higher 

limits. 
• Reduce formula for grading maximum for lots that are of substandard size in the 

R1 Zone. 
• Reset grading limits so that grading permitted since 2011 and categorized as 

exempt would not count against future earthwork calculations. 
• On site cut and fill should remain exempt, while import and export should be 

limited. 
• Hauling, grading, and basement regulations do not prevent looming houses.  
• Pile foundations and caissons should be exempt in Hillside Areas. 
• Remedial grading definition should be revised because it is poorly understood by 

staff. 
• There should not be the ability to apply for a Zoning Administrator’s Adjustment to 

permit additional square footage. It will create a loophole on the RFA limit. 
• A Zoning Administrator’s Determination should be required for all haul routes. 
• Hauling hours should be limited. 
• Construction hours should be limited. 
• The City should map all Hillside Areas with 1:1 slope or greater. 
• Narrow and substandard lots should not be penalized and will need relief from 

some provisions.  
• Driveways should not be limited in width. 
• The new driveway provision could require a driveway width that is unfeasibly 

narrow. 
• Eliminate the 1,000 square-foot guaranteed minimum RFA in Hillside Areas. 
• There should be a guaranteed minimum RFA amount in all Single-Family 

Residential Zones.  
• Tier One Green Building Bonus should remain in all Single-Family Residential 

Zones, it is not the same as the City’s Title 24 requirements. 
• Lots under 7,000 square feet are unfairly limited.  
• Side yard setbacks should be increased. 



CPC-2015-3484-CA  Page 19 

• Height should be limited to 28 feet.  
• Front façade articulation or second story proportionality should be mandated. 
• Institutions should be explicitly exempted from BHO provisions. If not feasible, 

entitlement cases should become vested once the application is deemed 
complete. 

• Pacific Palisades should be exempted from the BMO/BHO amendment. 
• Pacific Palisades should not be exempted from the BMO/BHO amendment. 
• The Marquez Knolls section of Pacific Palisades should not be exempted from the 

BMO/BHO amendment. 
• Exempt properties within the Sunset Doheny HOA, Doheny Estates, Trousdale 

Association, because these properties are subject to CC&Rs that only allow single-
story structures. 

• Protect neighbors from roof decks, balconies, and stepped back upper stories that 
become “party decks”. 

• Revise prevailing setback provision to be the greater set-back of the two nearest 
homes. 

• Require side facade articulation proportional to size. For example, 20 percent of 
contiguous facade area must be set back by 50 percent of required side yard. 

• Clarify that height shall be measured from the proposed finished grade at each 
point of the perimeter of the building. 

• Amendment should not eliminate allowance for cantilevered balconies on 
downslope lots. (Sec. 12.21 C.10.d.6) 

• The City should eliminate the ZAA for 10% increase or eliminate Zoning 
Administrator’s authority to waive a ZAA hearing in non-Hillside Areas. 

• Tie size/bulk/massing to street width or classification. 
• Clarify that the BHO guaranteed minimum RFA applies to all lots in Hillside Areas. 
• Reduce Floor Area Ratio for lots smaller than 7,500 square feet in the R1 Zone to 

0.45 so that all lots in the R1 Zone are subject to the same floor area limitations. 
• Require front facade articulation and second proportional story. 

 
A table reviewing specific suggested modifications to the version of the ordinance 
presented to the public in 2016 is included as Appendix B. The list of suggested 
modifications includes changes that were frequently mentioned in public comments 
and/or that staff determined were valid points requiring further attention. 

Additionally, four public meetings were held on the earlier October 30, 2015 draft of the 
proposed ordinance. The locations, dates, and times of these meetings are shown in 
Table 3. 
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Table 3 
Public Meetings on October 30, 2015 Draft 

PLACE:  Nate Holden Performing Arts Center, 
4718 West Washington Blvd, Los 
Angeles  

DATE:  Wednesday, December 2, 2016  
TIME:  7:00 pm – 9:00 pm 

PLACE: Belmont Village Senior Living 
Westwood, 10475 Wilshire Blvd, Los 
Angeles 

DATE:  Thursday, December 3, 2015  
TIME:  7:00 pm – 9:00 pm 

PLACE:  Ronald F. Deaton Civic Auditorium,  
100 W 1st St, Los Angeles (Corner of 
1st & Main) 

DATE:  Tuesday, December 15, 2016  
TIME:  7:00 pm – 9:00 pm 

PLACE:  Marvin Braude Constituent Service 
Center, Conference Rooms 1a & 1b,  
6262 Van Nuys Blvd, Los Angeles 

DATE:  Wednesday, December 16, 2016  
TIME:  7:00 pm – 9:00 pm 

 

Conclusion 

The proposed ordinance (Appendix A) seeks to address the concerns raised by the City 
Council and members of the public regarding the impacts of new and enlarged homes in 
single-family zoned neighborhoods citywide. It includes new or modified regulations on 
Residential Floor Area, the allowable building envelope in the R1 Zone, the width of 
driveways in the R1 Zone, and grading and hauling in Hillside Areas. The proposed 
ordinance reflects significant input and participation from a broad range of stakeholders, 
including hundreds of written and spoken comments and two rounds of public meetings. 
Staff recognizes that the April 21, 2016 draft can still be improved, and accordingly, 
specific suggested changes and staff recommendations are presented for the City 
Planning Commission’s consideration and action in Appendix B. Additional materials, 
including required findings, the environmental clearance, and the 2014 City Council 
motion, are presented in Appendices C through E. 

Appendices 

A. Proposed Ordinance Provisions (as released to the public April 21, 2016) 
B. Staff Recommended Modifications to the Ordinance 
C. Findings (Land Use and CEQA) 
D. Negative Declaration (ENV-2015-4197-ND) 
E. Motion (CF 14-0656) 



CPC-2015-3484-CA Appendix A: Proposed Ordinance Provisions | Page A-1 

 1 

ORDINANCE NO. ___________ 
 
 An ordinance amending Sections 12.03, 12.07, 12.07.01, 12.07.1, 12.08, 12.21, 
and 12.23 of the Los Angeles Municipal Code to establish new regulations for all single-
family residential zoned properties including RA, RE, RS, and R1. 

 
THE PEOPLE OF THE CITY OF LOS ANGELES 

DO ORDAIN AS FOLLOWS: 
 

 Section 1.  Section 12.03 of the Los Angeles Municipal Code is amended by 
amending the definitions of “Base Floor”, “Basement”, “Grade, Hillside Area”, “Floor 
Area, Residential”, “Height of Building or Structure”, “Story”, and “Story, First” in order to 
read: 

 
BASE FLOOR. That story of a main building, at or above grade, which is not 

considered a basement, and which has the greatest number of square feet confined 
within the exterior walls, including the area of the attached covered parking at the same 
story.  All levels within four vertical feet of each other shall count as a single story.  

 
BASEMENT. Any sStory below the fFirst sStory of a bBuilding. The ceiling of a 

Basement cannot exceed the finished floor level of the First Story by more than four 
vertical feet. 

 
FLOOR AREA, RESIDENTIAL.  The area in square feet confined within the 

exterior walls of a Building or Accessory Building on a Lot in an RA, RE, RS, or R1 
Zone.  Any floor or portion of a floor with a ceiling height greater than 14 feet shall count 
as twice the square footage of that area. The area of stairways and elevator shafts shall 
only be counted once regardless of ceiling height.  Area of an attic or portion of an attic 
with a ceiling height of more than seven feet shall be included in the Residential Floor 
Area calculation. 

 
Except that the following areas shall not be counted:  
 

1. Required Covered Parking.  The total area of 200 square feet per 
required covered parking area. 
 

2. Detached Accessory Buildings.  Detached Accessory Buildings 
not exceeding 200 square feet; however, the total combined area exempted of all 
these Accessory Buildings on a Lot shall not exceed 400 square feet. 
 

3. Covered Porches, Patios, and Breezeways.  For Lots not located 
in the Hillside Area or Coastal Zone, the first 250 150 square feet of attached 
porches, patios, and breezeways with a solid roof if they are open on at least two 
sides. 
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For Lots located in the Hillside Area, the exempted area shall be limited to 
5% of the maximum Residential Floor Area for a Lot, but need not be less than 
250 square feet, and: 

 
Attached porches or patios with a solid roof may be open on only one side 

if two of the other sides are retaining walls. 
 
Breezeways no wider than 5 feet and no longer than 25 feet connecting a 

garage at the Street level to a Dwelling, either directly or through a stairway or 
elevator, shall not count as Residential Floor Area and shall not be counted 
against the aforementioned exemption. 
 

4.       Lattice Roof Porches, Patios, and Breezeways.  Porches, patios, 
and breezeways that havean open a Lattice Roof, as defined in this Section. 
 

5. Over-In-Height Ceilings.  The first 100 square feet of any Story or 
portion of a Story of the main Building on a Lot with a ceiling height greater than 
14 feet shall be counted only once.  Except that in the Hillside Area, for a room or 
portion of a room which has a floor height below the exterior Grade (or “sunken 
rooms”), when the ceiling height as measured from the exterior natural or 
finished Grade, whichever is lower, is not greater than 14 feet it shall only be 
counted once. 

 
56. Basements.  For Lots not located in the Hillside Area or Coastal 

Zone, any Basement when the Elevation of the upper surface of the floor or roof 
above the Basement does not exceed 2 feet in height at any point above the 
finished or natural Grade, whichever is lower. 
 

For Lots located in the Hillside Area, any Basement when the Elevation of 
the upper surface of the floor or roof above the Basement does not exceed 3 feet 
in height at any point above the finished or natural Grade, whichever is lower, for 
at least 60% of the perimeter length of the exterior Basement walls. 
 

For all Lots the following shall not disqualify said Basement from this 
exemption: 

(a) A maximum of one, 20-foot wide depressed driveway with direct 
access to the required covered parking spaces, and  
 

(b) a A maximum of 2 light-wells which are not visible from a public right-
of-way and do not project more than 3 feet from the exterior walls of 
the Basement and no wider than 6 feet shall not disqualify said 
Basement from this exemption.  

 
GRADE, HILLSIDE AREA.  For the purpose of measuring height on an R1, RS, 

RE, or RA zoned Lot in the Hillside Area, pursuant to Section 12.21 C.10.of this Code, 
Hillside Area Grade shall be defined as the Elevation, at the perimeter of a Building or 
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Structure, of the finished or natural surface of the ground, whichever is lower, or the 
finished surface of the ground established in conformance with a grading plan approved 
pursuant to a recorded tract or parcel map action.  Retaining walls shall not raise the 
effective Elevation of Grade for purposes of measuring Height of a Building or Structure. 
 

STORY.  That portion of a building included between the upper surface of 
any floor and the upper surface of the floor next above, except that the top most 
story shall be that portion of a building included between the upper surface of the 
topmost floor and the ceiling or roof above. If the finished floor level directly 
above a basement, cellar or unused underfloor space is more than six feet above 
grade as defined herein for more than 50% of the total perimeter, or is more than 
twelve feet above grade as defined herein at any point, such basement, cellar or 
unused underfloor space shall be considered as a story.The space in a Building 
between two vertically adjacent finished floor levels or, for the topmost Story of a 
Building, the space between its finished floor level and the roof directly above it. 
Finished floor levels within four vertical feet of each other shall be deemed a 
single Story. 

 
STORY, FIRST. The lowest Story of a Building where the finished floor 

level directly above the Story is more than six feet above grade for more than 50 
percent of the total perimeter or is more than twelve feet above grade at any 
point. If no such Story exists, then the topmost Story of a Building shall be 
deemed the First Story. 
 
 Sec. 2.  Subdivision 5 of Subsection C of Section 12.07 of the Los 
Angeles Municipal Code is amended to read:  

 
5.  Maximum Residential Floor Area.  For a lot located in a 

Hillside Area or Coastal Zone, the maximum Residential Floor Area floor 
area shall comply with Section 12.21.1 A 1 of this Code. 

 
 For all other lots, the maximum residential floor areaResidential 
Floor Area contained in all buildings and accessory buildings shall not 
exceed 25 percent of the lot areaLot Area, except that when the lot is 
20,000 square feet. For Lots 20,000 square feet or greater, then the 
residential floor areaResidential Floor Area shall not exceed 20 percent of 
the Lot Arealot area, or 5,000 square feet, whichever is greater. 
  

An additional 20 percent of the maximum residential floor 
areaResidential Floor Area for that lot Lot shall be allowed if any of the 
methods listed below is utilized.  Only one 20 percent bonus per property 
is allowed. 
 

(a)   The total residential floor area of each story other than the 
base floor in a multi-story building does not exceed 75 percent of 
the base floor area; or  
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(b)   The cumulative length of the exterior walls facing the front lot 
line, equal to a minimum of 25 percent of the building width shall be 
stepped-back a distance of at least 20 percent of the building depth 
from a plane parallel to the lot width established at the point of the 
building closest to the front lot line.  When the front lot line is not 
straight, a line connecting the points where the side lot lines and 
the front lot line intersect shall be used.  When through-lots have 
two front yards, the step-back shall be provided along both front lot 
lines. 
 
   For the purposes of this provision, all exterior walls that intersect 
a plane parallel to the front lot line at 45 degrees or less shall be 
considered to be facing the front lot line.  The building width shall 
be the greatest distance between the exterior walls of the building 
measured parallel to the lot width.  The building depth shall be the 
greatest distance between the exterior walls of the building 
measured parallel to the lot depth.; or  
 
   (c)   For new single family dwelling construction only, the new 
construction shall be in substantial compliance with the 
requirements for the U.S. Green Building Council’s (USGBC) 
Leadership in Energy and Environmental Design (LEED®) for 
Homes program at the “Certified” level or higher. 
 
   Prior to submitting an application to the Department of Building 
and Safety for a building permit, the applicant shall be required to 
obtain an authorization to submit for plan check from the 
Department of Planning.  In order to obtain this authorization, the 
applicant shall provide: 
 
(1)   Documentation that the project has been registered with the 
USGBC’s LEED® for Homes Program, and that the required fees 
have been paid; 
 
(2)   A preliminary checklist from a USGBC-contracted LEED® for 
Homes Provider, which demonstrates that the project can be 
registered with the LEED® for Homes Program with a target of 
certification at the “Certified” or higher level;  
 
(3)   A signed declaration from the USGBC-contracted LEED® for 
Homes Provider stating that the plans and plan details have been 
reviewed, and confirms that the project can be registered with the 
LEED® for Homes Program with a target certification at the 
“Certified” or higher level; and 
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(4)   A complete set of plans stamped and signed by a licensed 
architect or engineer that include a copy of the preliminary checklist 
and signed declaration identified in Subparagraphs (2) and (3) of 
this paragraph and identify the measures being provided for 
LEED® Certification.  Each plan sheet must also be signed by a 
USGBC-contracted LEED® for Homes Provider verifying that the 
plans are consistent with the submitted preliminary checklist. 
 
(5)   Termination and Replacement.  The reference to the U.S. 
Green Building Council's (USGBC) Leadership in Energy and 
Environmental Design (LEED®) for Homes program and  
requirement to obtain an authorization from the Department of 
Planning for a plan check described in Paragraph (c) shall no 
longer apply to projects filed on or after January 1, 2011.  Projects 
filed on or after January 1, 2011, must satisfy LA Green Building 
Code, as defined in Los Angeles Municipal Code Section 
99.01.101.1, Tier 1 or higher in order to obtain additional floor area 
as described in Subdivision 5.  (Added by Ord. No. 181,479, Eff. 
12/27/10.) 

 
 Sec. 3.  Subdivision 5 of Subsection C of Section 12.07.01 of the Los Angeles 
Municipal Code is amended to read:  
 

 5.  Maximum Residential Floor Area.  For a lot located in a Hillside Area 
or Coastal Zone, the maximum floor area shall comply with Section 12.21.1 A 1 
of this Code. 

 
For all other lots, the maximum residential floor areaResidential 

Floor Area contained in all buildings and accessory buildings in the RE9 
and RE11 Zones shall not exceed 40 percent of the Lot Area when the lot 
is less than 15,000 square feet. the following standards for each RE Zone: 
RE9 and RE11 -40 percent of the lot area, except that when the lot isFor 
Lots 15,000 square feet or greater in the RE9 and RE11 Zones and Lots 
in the RE15, RE20, and RE40 Zones, then the residential floor 
areaResidential Floor Area shall not exceed 35 percent of the lot areaLot 
Area, or 6,000 square feet, whichever is greater; RE15, RE20 and RE40 - 
35 percent of the lot area. 
 

An additional 20 percent of the maximum residential floor 
areaResidential Floor Area for that lot Lot shall be allowed if any of the 
methods listed below is utilized.  Only one 20 percent bonus per property 
is allowed.  
 

(a)   The total residential floor area of each story other than the 
base floor in a multi-story building does not exceed 75 percent of 
the base floor area; or  
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(b)   The cumulative length of the exterior walls facing the front lot 
line, equal to a minimum of 25 percent of the building width shall be 
stepped-back a distance of at least 20 percent of the building depth 
from a plane parallel to the lot width established at the point of the 
building closest to the front lot line.  When the front lot line is not 
straight, a line connecting the points where the side lot lines and 
the front lot line intersect shall be used.  When through-lots have 
two front yards, the step-back shall be provided along both front lot 
lines. 
 
   For the purposes of this provision, all exterior walls that intersect 
a plane parallel to the front lot line at 45 degrees or less shall be 
considered to be facing the front lot line.  The building width shall 
be the greatest distance between the exterior walls of the building 
measured parallel to the lot width.  The building depth shall be the 
greatest distance between the exterior walls of the building 
measured parallel to the lot depth. ; or  
 
   (c)   For new single family dwelling construction only, the new 
construction shall be in substantial compliance with the 
requirements for the U.S. Green Building Council’s (USGBC) 
Leadership in Energy and Environmental Design (LEED®) for 
Homes program at the “Certified” level or higher. 
 
   Prior to submitting an application to the Department of Building 
and Safety for a building permit, the applicant shall be required to 
obtain an authorization to submit for plan check from the 
Department of Planning.  In order to obtain this authorization, the 
applicant shall provide: 
 
(1)   Documentation that the project has been registered with the 
USGBC’s LEED® for Homes Program, and that the required fees 
have been paid; 
 
(2)   A preliminary checklist from a USGBC-contracted LEED® for 
Homes Provider, which demonstrates that the project can be 
registered with the LEED® for Homes Program with a target of 
certification at the “Certified” or higher level;  
 
(3)   A signed declaration from the USGBC-contracted LEED® for 
Homes Provider stating that the plans and plan details have been 
reviewed, and confirms that the project can be registered with the 
LEED® for Homes Program with a target certification at the 
“Certified” or higher level; and 
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(4)   A complete set of plans stamped and signed by a licensed 
architect or engineer that include a copy of the preliminary checklist 
and signed declaration identified in Subparagraphs (2) and (3) of 
this paragraph and identify the measures being provided for 
LEED® Certification.  Each plan sheet must also be signed by a 
USGBC-contracted LEED® for Homes Provider verifying that the 
plans are consistent with the submitted preliminary checklist. 
 
(5)   Termination and Replacement.  The reference to the U.S. 
Green Building Council's (USGBC) Leadership in Energy and 
Environmental Design (LEED®) for Homes program and 
requirement to obtain an authorization from the Department of 
Planning for a plan check described in Paragraph (c) shall no 
longer apply to projects filed on or after January 1, 2011.  Projects  
filed on or after January 1, 2011, must satisfy LA Green Building 
Code, as defined in Los Angeles Municipal Code Section 
99.01.101.1, Tier 1 or higher in order to obtain additional floor area 
as described in Subdivision 5.  (Added by Ord. No. 181,479, Eff. 
12/27/10.) 

 
 Sec. 4.  Subdivision 5 of Subsection C of Section 12.07.1 of the Los Angeles 
Municipal Code is amended to read: 
 

5.  Maximum Residential Floor Area.  For a lot located in a 
Hillside Area or Coastal Zone, the maximum floor area shall comply with 
Section 12.21.1 A 1 of this Code. 

 
For all other lots, the maximum residential floor areaResidential 

Floor Area contained in all buildings and accessory buildings shall not 
exceed 45 percent of the lot areaLot Area, except that when the lot is less 
than 9,000 square feet. For Lots 9,000 square feet or greater, then the 
residential floor areaResidential Floor Area shall not exceed 40 percent of 
the lot areaLot Area, or 4,050 square feet, whichever is greater. 

 
An additional 20 percent of the maximum residential floor 

areaResidential Floor Area for that lot Lot shall be allowed if any of the 
methods listed below is utilized.  Only one 20 percent bonus per property 
is allowed. 
 

(a)   The total residential floor area of each story other than the 
base floor in a multi-story building does not exceed 75 percent of 
the base floor area; or  
 
(b)   The cumulative length of the exterior walls facing the front lot 
line, equal to a minimum of 25 percent of the building width shall be 
stepped-back a distance of at least 20 percent of the building depth 
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from a plane parallel to the lot width established at the point of the 
building closest to the front lot line.  When the front lot line is not 
straight, a line connecting the points where the side lot lines and 
the front lot line intersect shall be used.  When through-lots have 
two front yards, the step-back shall be provided along both front lot 
lines. 
 
   For the purposes of this provision, all exterior walls that intersect 
a plane parallel to the front lot line at 45 degrees or less shall be 
considered to be facing the front lot line.  The building width shall 
be the greatest distance between the exterior walls of the building 
measured parallel to the lot width.  The building depth shall be the 
greatest distance between the exterior walls of the building 
measured parallel to the lot depth.; or  
 
   (c)   For new single family dwelling construction only, the new 
construction shall be in substantial compliance with the 
requirements for the U.S. Green Building Council’s (USGBC) 
Leadership in Energy and Environmental Design (LEED®) for 
Homes program at the “Certified” level or higher. 
 
   Prior to submitting an application to the Department of Building 
and Safety for a building permit, the applicant shall be required to 
obtain an authorization to submit for plan check from the 
Department of Planning.  In order to obtain this authorization, the 
applicant shall provide: 
 

(1)   Documentation that the project has been registered with 
the USGBC’s LEED® for Homes Program, and that the 
required fees have been paid; 
 
(2)   A preliminary checklist from a USGBC-contracted 
LEED® for Homes Provider, which demonstrates that the 
project can be registered with the LEED® for Homes 
Program with a target of certification at the “Certified” or 
higher level;  
 
(3)   A signed declaration from the USGBC-contracted 
LEED® for Homes Provider stating that the plans and plan 
details have been reviewed, and confirms that the project 
can be registered with the LEED® for Homes Program with a 
target certification at the “Certified” or higher level; and 
 
(4)   A complete set of plans stamped and signed by a 
licensed architect or engineer that include a copy of the 
preliminary checklist and signed declaration identified in 
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Subparagraphs (2) and (3) of this paragraph and identify the 
measures being provided for LEED® Certification.  Each 
plan sheet must also be signed by a USGBC-contracted 
LEED® for Homes Provider verifying that the plans are 
consistent with the submitted preliminary checklist. 
 
(5)   Termination and Replacement.  The reference to the 
U.S. Green Building Council's (USGBC) Leadership in 
Energy and Environmental Design (LEED®) for Homes 
program and requirement to obtain an authorization from the 
Department of Planning for a plan check described in 
Paragraph (c) shall no longer apply to projects filed on or 
after January 1, 2011.  Projects filed on or after January 1, 
2011, must satisfy LA Green Building Code, as defined in 
Los Angeles Municipal Code Section 99.01.101.1, Tier 1 or 
higher in order to obtain additional floor area as described in 
Subdivision 5.  (Added by Ord. No. 181,479, Eff. 12/27/10.) 

  
 

Sec. 5.  Subdivision 2 of Subsection C of Section 12.08 of the Los Angeles 
Municipal Code is amended to read: 

 
2. Side Yards.  

  
(a) For a main building not more than two-stories in height, there shall 

be a side yard on each side of the building of not less than five feet, 
except that where the lot is less than 50 feet in width, the side yard 
may be reduced to ten percent of the width of the lot, but in no event 
to less than three feet in width.  For a building more than two-stories 
in height, one-foot shall be added to the width of each yard for each 
additional story above the second story.  

 
All portions of a Building exceeding 14 feet in height which result in a 
side wall exceeding an overall length of 45 feet shall have an 
offset/plane break that is a minimum of 5 feet in depth beyond the 
required yard and a minimum of 10 feet in length. For the purpose of 
this Subdivision, height shall be measured from the existing or 
finished grade, whichever is lower, at the perimeter of the building.  
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(b) In lieu of the additional one-foot side yard for each story above the 
second story as required above, for new construction of a main 
building or a ground floor addition to the main building on a lot not 
located in a Hillside Area or Coastal Zone, one-foot shall be added to 
each required side yard for each increment of ten feet or fraction 
thereof above the first 18 feet. 
 

(c) Side yard requirements in specific plans, Historic Preservation 
Overlay Zones or in subdivision approvals shall take precedence 
over this subdivision.  This subdivision shall apply in these areas, 
however, when there are no such side yard requirements. 

  
 

 Sec. 6.  Subdivision 5 of Subsection C of Section 12.08 of the Los Angeles 
Municipal Code is amended to read: 
 

5.  Maximum Residential Floor Area.  For a lot located in a 
Hillside Area or Coastal Zone, the maximum floor area shall comply with 
Section 12.21.1 A 1 of this Code. 

 
For all other lots, the maximum residential floor areaResidential Floor Area 

contained in all buildings and accessory buildings shall not exceed 50 percent of 
the lot areaLot Area when the Lot is less than 7,500 square feet. For Lots except 
that when the lot is 7,500 square feet or greater, then the residential floor area 
shall not exceed 45 percent of the lot areaLot Area or 3,750 square feet, 
whichever is greater. 
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An additional 20 percent, or 30 percent for lots less than 5,000 
square feet in area, of the maximum residential floor area for that lot shall 
be allowed if any of the methods listed below is utilized.  Only one 20 
percent bonus per property is allowed.  
 

(a)   The total residential floor area of each story other than the 
base floor in a multi-story building does not exceed 75 percent of 
the base floor area; or  

 
(b)   The cumulative length of the exterior walls facing the front lot 
line, equal to a minimum of 25 percent of the building width shall be 
stepped-back a distance of at least 20 percent of the building depth 
from a plane parallel to the lot width established at the point of the 
building closest to the front lot line.  When the front lot line is not 
straight, a line connecting the points where the side lot lines and 
the front lot line intersect shall be used.  When through-lots have 
two front yards, the step-back shall be provided along both front lot 
lines. 
 
   For the purposes of this provision, all exterior walls that intersect 
a plane parallel to the front lot line at 45 degrees or less shall be 
considered to be facing the front lot line.  The building width shall 
be the greatest distance between the exterior walls of the building 
measured parallel to the lot width.  The building depth shall be the 
greatest distance between the exterior walls of the building 
measured parallel to the lot depth; or  
 
   (c)   For new single family dwelling construction only, the new 
construction shall be in substantial compliance with the 
requirements for the U.S. Green Building Council’s (USGBC) 
Leadership in Energy and Environmental Design (LEED®) for 
Homes program at the “Certified” level or higher. 
 
   Prior to submitting an application to the Department of Building 
and Safety for a building permit, the applicant shall be required to 
obtain an authorization to submit for plan check from the 
Department of Planning.  In order to obtain this authorization, the 
applicant shall provide: 
 

(1)   Documentation that the project has been registered with 
the USGBC’s LEED® for Homes Program, and that the 
required fees have been paid; 
 
(2)   A preliminary checklist from a USGBC-contracted 
LEED® for Homes Provider, which demonstrates that the 
project can be registered with the LEED® for Homes 
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Program with a target of certification at the “Certified” or 
higher level;  
 
(3)   A signed declaration from the USGBC-contracted 
LEED® for Homes Provider stating that the plans and plan 
details have been reviewed, and confirms that the project 
can be registered with the LEED® for Homes Program with a 
target certification at the “Certified” or higher level; and 
 
(4)   A complete set of plans stamped and signed by a 
licensed architect or engineer that include a copy of the 
preliminary checklist and signed declaration identified in 
Subparagraphs (2) and (3) of this paragraph and identify the 
measures being provided for LEED® Certification.  Each 
plan sheet must also be signed by a USGBC-contracted 
LEED® for Homes Provider verifying that the plans are 
consistent with the submitted preliminary checklist. 
 
(5)   Termination and Replacement.  The reference to the 
U.S. Green Building Council's (USGBC) Leadership in 
Energy and Environmental Design (LEED®) for Homes 
program and requirement to obtain an authorization from the 
Department of Planning for a plan check described in 
Paragraph (c) shall no longer apply to projects filed on or 
after January 1, 2011.  Projects filed on or after January 1, 
2011, must satisfy LA Green Building Code, as defined in 
Los Angeles Municipal Code Section 99.01.101.1, Tier 1 or 
higher in order to obtain additional floor area as described in 
Subdivision 5.  (Added by Ord. No. 181,479, Eff. 12/27/10.) 

  
Sec. 7. Subdivision 6 of Subsection C of Section 12.08 of the Los Angeles 
Municipal Code is added to read: 

 
6. Encroachment Plane. Buildings shall not intersect a plane, 
commencing 20 feet in height at the minimum required front and side 
yards and extending at an angle of 45 degrees from the vertical toward the 
interior of the site. The encroachment plane restriction does not apply to 
roof structures and equipment as allowed by Section 12.21.1.B.3. For the 
purpose of the Subdivision, height shall be measured from the existing or 
finished grade, whichever is lower, at the perimeter of the building.  
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Sec. 8. Subdivision 6 of Subsection C of Section 12.08 of the Los Angeles 
Municipal Code is renumbered to be Subdivision 7. 

 
Sec. 9.  Paragraph (f) of Subdivision 5 of Subsection A of Section 12.21 of the 
Los Angeles Municipal Code is amended to read: 

 
(f)   Driveway Width.  Every access driveway shall be at least nine 

feet in width in the A, RE, RS, R1, RU, RZ, R2, RMP, and RW Zones, and 
ten feet in width in the RD, R3, RAS3, R4, RAS4, R5, P, PB, C and M 
Zones; provided, however, every access driveway serving a parking area 
or garage having a capacity of more than 25 automobiles or trucks shall 
be at least 19 feet in width, or in lieu thereof, there shall be two access 
driveways, each of which is at least ten feet in width; provided further, 
however, that an access driveway serving an apartment house erected in 
the R2 Zone shall be at least ten feet in width. 

 
Except that in the R1 Zone, not designated as a Hillside Area on 

the Department of City Planning Hillside Area Map, driveway width at the 
front property line shall not exceed 25 percent of the lot width. 

 
Sec. 10.  The first unnumbered Paragraph of Subdivision 10 of Subsection C of 
Section 12.21 of the Los Angeles Municipal Code is amended to read: 

  
10. Single-Family Zone Hillside Area Development Standards. 
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Notwithstanding any other provisions of this Code to the contrary, for any 
Lot zoned R1, RS, RE, or RA and designated Hillside Area on the 
Department of City Planning Hillside Area Map, no Building or Structure 
nor the addition or remodel enlargement of any Building or Structure shall 
be erected or maintained unless the following development standards are 
provided and maintained in connection with the Building, Structure, 
addition or enlargementremodel: 
 

Sec. 11.  Paragraph (a) of Subdivision 10 of Subsection C of Section 12.21 of the 
Los Angeles Municipal Code is amended to read: 

 
(a) Setback Requirements.  No Building or Structure shall be erected, 

maintained remodeled, or enlarged unless the setbacks as outline in 
Table 12.21 C.10-1 are provided and maintained in connection with the 
Building, Structure, or enlargement. 

 
Table 12.21 C.10-1 

Single-Family Zone Hillside Area Setback Requirements 

 
R1 RS RE9 RE11 RE15 RE20 RE40 RA 

Front Yard 

Not less than: 20% of Lot Depth 

Not to  not 
exceed: 20 ft 25 ft 

Side Yard 

   Not less than: 5 ft 7 ft 

10% of 
Lot Width, 

but not 
less than 

5 ft 

10 ft 

Need not exceed: n/a 10 ft n/a 

The required Side 
Yard may be 
reduced to 10% of 
the Lot Width, but 
in no event to less 
than 3 ft, where 
the Lot is less 
than the following 
widths: 

50 ft 70 ft n/a 70 ft* 

For Buildings or 
Structures with a 
height greater 
than 18 feet: 

One additional foot shall be added to each required Side Yard for each 
increment of 10 feet or fraction thereof above the first 18 feet. 

For Buildings or 
Structures with a 
height greater 

A plane break 
shall be added 
that is a 
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than 14 feet and 
which have a side 
wall exceeding 45 
feet in length: 

minimum of 5 
feet in depth  
beyond the 
required yard 
and a 
minimum of 10 
feet in length. 

Rear Yard 

Not less than: 15 ft 20 
ft 25% of Lot Depth 

Need not exceed: n/a 25 ft 

ft - feet 
n/a - the provision is not applicable 
Lot Depth - as defined in Section 12.03 of this Code 
Lot Width - as defined in Section 12.03 of this Code 
  
Notes: 
* Only applicable for Lots which are of record prior to July 1, 1966. 

  

 
 
Notwithstanding the required yards, or setbacks, outlined in Table 12.21 C.10-
1 above, or those exceptions found in Section 12.22 of this Code, the following 
provisions shall apply: 
 
 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lamc)$jumplink_q=%5bfield%20folio-destination-name:%2712.03.%27%5d$jumplink_md=target-id=JD_12.03.
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lamc)$jumplink_q=%5bfield%20folio-destination-name:%2712.03.%27%5d$jumplink_md=target-id=JD_12.03.
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lamc)$jumplink_q=%5bfield%20folio-destination-name:%27Table%2012.21%20C.10-1%27%5d$jumplink_md=target-id=JD_Table12.21C.10-1
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lamc)$jumplink_q=%5bfield%20folio-destination-name:%27Table%2012.21%20C.10-1%27%5d$jumplink_md=target-id=JD_Table12.21C.10-1
http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lamc)$jumplink_q=%5bfield%20folio-destination-name:%2712.22.%27%5d$jumplink_md=target-id=JD_12.22.
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Sec. 12.  Sub-subparagraph (iv) of Subparagraph (1) of Paragraph (a) of 
Subdivision 10 of Subsection C of Section 12.21 of the Los Angeles Municipal 
Code is amended to read: 

 
(iv). Nothing contained in this subparagraph (1) 
shall, however, be deemed to require Front Yards which 
exceed 40 feet in depth or allow less than 5 feet.  

 
Sec. 13.  Subparagraph (3) of Paragraph (a) of Subdivision 10 of Subsection C of 
Section 12.21 of the Los Angeles Municipal Code is amended to read: 

 
(3) Front Yard Setbacks on Key Lots.  On Key Lots, 
the minimum Front Yard may be the average of the required 
Front Yard for the adjoining Interior Lot and the required 
Side Yard along the Street side of a Reversed Corner Lot.  
But such minimum Front Yard may apply for a distance of 
not more than 85 feet from the rear Lot line of the Reversed 
Corner Lot, beyond which point the Front Yard specified in 
Table 12.21 C.10-1 or Subparagraph (1) of this Paragraph 
(a) shall apply.  Where existing Buildings on either or both 
of said adjoining Lots are located nearer to the front or side 
Lot lines than the Yard required by this Paragraph (a), the 
Yards established by such existing buildings may be used 
in computing the required Front Yard for a Key Lot, but not 
less than 5 feet. 

 
Sec. 14.  Sub-subparagraph (i) Subparagraph (10) of Paragraph (a) of 
Subdivision 10 of Subsection C of Section 12.21 of the Los Angeles Municipal 
Code is amended to read: 

 
(i) Garages in Front Yards.  A detached Private 

Garage may be located on the required Front Yard of a Lot 
where the Elevation of the ground at a point 50 feet from the 
front Lot line of a Lot and midway between the side Lot lines 
differs 10 feet or more from the curb level, provided every 
portion of the garage Building is at least 5 feet from the front 
Lot line.  Where the wall of such garage is two-thirds below 
natural or finished Grade of the Lot, whichever is lower, said 
wall may extend to the adjacent side Lot line; in all other 
cases, said garage shall not be nearer to the side Lot line 
than the width of the Side Yard required for a main Building 
of the same height. 
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Sec. 15.  Sub-subparagraph (ii) of Subparagraph (10) of Paragraph (a) of 
Subdivision 10 of Subsection C of Section 12.21 of the Los Angeles Municipal 
Code is amended to read: 

 
(ii)  Open, Unenclosed Elevated Stairways, 

Porches, Platforms, Landing Places, or Balconies. 
Notwithstanding any other provisions of this Code, on Lots 
fronting onto a Substandard Hillside Limited Street, open 
unenclosed stairways, porches, platforms and landing places 
not covered by a roof or canopy shall not project or extend 
into the Front Yard.  Balconies with 10 feet or more of 
vertical clearance beneath them may project or extend no 
more than 30 inches into a Front Yard. Notwithstanding any 
other provisions of this Code, on Lots fronting onto a 
Substandard Hillside Limited Street, elevated stairways, 
porches, platforms and landing places shall not project or 
extend into the Front Yard.  

 
Sec. 16.  Paragraph (b) of Subdivision 10 of Subsection C of Section 12.21 of the 
Los Angeles Municipal Code is amended to read: 

 
 (b) Maximum Residential Floor Area.  The maximum 

Residential Floor Area contained in all Buildings and Accessory Buildings 
shall not exceed the sum of the square footage of each Slope Band 
multiplied by the corresponding Floor Area Ratio (FAR) for the zone of the 
Lot, as outlined in Table 12.21 C.10-2a.  This formula can be found in 
Table 12.21 C.10-2-b, where “A” is the area of the Lot within each Slope 
Band, “FAR” is the FAR of the corresponding Slope Band, and “RFA” is 
the sum of the Residential Floor Area of each Slope Band. 

 
Table 12.21 C.10-2a 

Single-Family Zone Hillside Area Residential Floor Area Ratios (FAR) 
Slope Bands (%) R1 RS RE9 RE11 RE15 RE20 RE40 RA 

0 – 14.99 0.50 0.45 0.40 0.40 0.35 0.35 0.35 0.25 

15 – 29.99 0.45  0.40 0.35 0.35 0.30 0.30 0.30 0.20 

30 – 44.99 0.40 0.35 0.30 0.30 0.25 0.25 0.25 0.15 

45 – 59.99 0.35 0.30 0.25 0.25 0.20 0.20 0.20 0.10 

60 – 99.99 0.30 0.25 0.20 0.20 0.15 0.15 0.15 0.05 

100 + 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00 
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Table 12.21 C.10-2b 
Hillside Area Maximum Residential Floor Area Formula 

Slope Bands (%) Area (sq-ft)  FAR  Residential Floor 
Area 

0 – 14.99 A1 X FAR1 = RFA1 
15 – 29.99 A2 X FAR 2 = RFA 2 
30 – 44.99 A3 X FAR 3 = RFA 3 
45 – 59.99 A4 X FAR 4 = RFA 4 
60 – 99.99 A5 X FAR 5 = RFA 5 

100 + A6 X FAR 6 = RFA 6 
Maximum Residential Floor Area = Sum of RFA 1 

through RFA 6 
 

(1) Slope Analysis Map.  As part of an application for a 
permit to the Department of Building and Safety, or for a 
Discretionary Approval as defined in Section 16.05 B of this Code 
to the Department of City Planning, the applicant shall submit a 
Slope Analysis Map based on a survey of the natural/existing 
topography, prepared, stamped, and signed by a registered civil 
engineer or licensed land surveyor, to verify the total area (in 
square feet) of the portions of a property within each Slope Band 
identified in Table 12.21 C.10-2a.  The Director of Planning, or 
his/her designee, shall verify that the Slope Analysis Map has been 
prepared by a registered civil engineer or licensed land surveyor.  
In addition, the Director of Planning, or his/her designee shall 
approve the calculated Maximum Residential Floor Area for the Lot 
by the registered civil engineer or licensed land surveyor using the 
Slope Analysis Map prior to applying for a permit from the 
Department of Building and Safety. 

 
The map shall have a scale of not less than 1 inch to 100 

feet and a contour interval of not more than 10 feet with two-foot 
intermediates.  The map shall also indicate the datum, source, and 
scale of topographic data used in the Slope analysis, and shall 
attest to the fact that the Slope analysis has been accurately 
calculated. 

 
The Slope Analysis Map shall clearly delineate/identify the 

Slope Bands (i.e. with contrasting colors or hatching), and shall 
include a tabulation of the total area in square-feet within each 
Slope Band, as well as the FAR and Residential Floor Area value of 
each corresponding Slope Band as shown on Table 12.21 C.10-2b. 

 
The Slope Analysis Map shall be prepared using CAD-

based, GIS-based, or other type of software specifically designed 
for such purpose. 
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(2) Guaranteed Minimum Residential Floor Area.  
Notwithstanding the above, the maximum Residential Floor Area for 
all Buildings and Accessory Buildings on any Lot may be at least 
the percentage of the Lot size as outlined in Table 12.21 C.10-3 
below or 1,000 square feet, whichever is greater. 

 
Table 12.21 C.10-3 

Guaranteed Minimum Residential Floor Area 
Zone Percentage of Lot Size 
R1 25% 
RS 23% 

RE9 20% 
RE11 20% 
RE15 18% 
RE20 18% 
RE40 18% 
RA 13% 

 
The guaranteed minimum for the original zone as stated in 

the paragraph above shall apply to Lots that meet the following 
criteria:  have an area that is less than 50% of the minimum Lot 
size for its Zone, were made nonconforming in Lot size as a result 
of an adopted zone change or code amendment changing the 
minimum Lot size, and met the minimum Lot size requirements of 
the original zone. 

 
(3) Residential Floor Area Bonus for RA, RE, and RS 

Zones.  An additional 20% of the maximum Residential Floor Area 
as determined by Table 12.21 C.10-2 of this Paragraph (b), or an 
additional 30% for Lots where the guaranteed minimum outlined in 
Subparagraph (2) of this Paragraph (b) is utilized, for that Lot shall 
be allowed if any of the options listed below is utilized.  Only one 
bonus per property is allowed. 

 
(i) Proportional Stories Option.  The total 

Residential Floor Area of each Story other than the Base 
Floor in a multi-Story Building does not exceed 75% of the 
Base Floor Area. This option shall only apply to flat Building 
pads where the Slope of the Building pad area prior to any 
Grading, as measured from the highest and lowest Elevation 
points of the existing Grade within 5 horizontal feet of the 
exterior walls of the proposed Building or Structure, is less 
than 15%; or 

 
 

(ii) Front Facade Stepback Option.  The 
cumulative length of the exterior walls which are not a part of 
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a garage facing the Front Lot Line, equal to a minimum of 
25% of the Building width, shall be stepped-back a distance 
of at least 20% of the Building depth from a plane parallel to 
the Lot width established at the point of the Building closest 
to the Front Lot line.  When the Front Lot line is not straight, 
a line connecting the points where the Side Lot lines and the 
Front Lot line intersect shall be used to establish the plane 
parallel to the front Lot width.  When Through Lots have, or 
are required to provide, two Front Yard setbacks, the step-
back shall be provided along both Front Lot Lines.  When 
referred by the Department of Building and Safety, for 
unusual Building and/or Lot configuration, the Director of 
Planning or his/her designee shall determine that the 
proposed project complies with this provision and qualifies 
for a Residential Floor Area bonus. 

 
For the purposes of this provision, all exterior walls 

that intersect a plane parallel to the Front Lot Line at 45 
degrees or less shall be considered to be facing the Front 
Lot Line.  The Building width shall be the greatest distance 
between the exterior walls of the Building measured parallel 
to the Lot width.  The Building depth shall be the greatest 
distance between the exterior walls of the Building measured 
parallel to the Lot depth. 

 
This option shall only apply to Structures which are no 

more than 35 feet from the Frontage along an improved 
Street and on a “flat” Building pad where the Slope of the 
Building pad prior to any Grading, as measured from the 
highest point of the existing Grade within 5 horizontal feet of 
the exterior wall of the proposed Building or Structure to the 
lowest point of the existing natural Grade within 5 horizontal 
feet, is less than 15%; or 

 
(iii) Cumulative Side Yard Setbacks Option.  

The combined width of Side Yards shall be at least 25% of 
the total Lot Width, as defined in Section 12.03 of this Code, 
but in no event shall a single Side Yard setback be less than 
10% of the Lot Width or the minimum required by Paragraph 
(a) of this Subdivision, whichever is greater.  One foot shall 
be added to each required Side Yard for each increment of 
10 feet or fraction thereof of height above the first 18 feet of 
height.  The width of a required Side Yard setback shall be 
maintained for the entire length of a Side Yard and cannot 
alternate from one Side Yard to the other; or 
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(iv) 18-Foot Envelope Height Option.  For 
properties which are not in the “1SS” Single-Story Height 
District, the maximum envelope height, measured pursuant 
to Subparagraph (1) of Paragraph (d) of this Subdivision 10, 
shall be no more than 18 feet; or  

 
(v) Multiple Buildings Structures Option.  In 

addition to the Lot coverage requirements in Paragraph (e) 
of this Subdivision, any one Building and Structure extending 
more than 6 feet above Hillside Area Grade, as defined in 
Section 12.03 of this Code, shall cover no more than 20% of 
the area of a Lot.  Such Buildings or Structures may only be 
connected by one breezeway, fully enclosed walkway, 
elevator, or combination thereof of not more than 5 feet in 
width; or 

 
(vi) Minimal Grading Option.  For properties 

where at least 60% of the Lot is comprised of Slopes which 
are 30% or greater, as determined by a Slope Analysis Map 
prepared in accordance with Subparagraph (1) of this 
Paragraph (b), the total amount of any Grading on the site 
([including exempted Grading, as outlined in Paragraph (f) of 
this Subdivision (10)]) does not exceed the numeric value of 
10% of the total Lot size in cubic yards or 1,000 cubic yards, 
whichever is less (example:  a project involving 500 cubic-
yards of Grading on a 5,000 square-foot Lot will be eligible 
for this bonus option).; or 

 
(vii) Green Building Option.  For a new One-Family 
Dwelling only, the new construction must satisfy the Tier 1 
requirements or higher of the LA Green Building Code, as 
defined in Section 99.01.101.1 of this Code. 

 
(4) Zoning Administrator’s Authority.   

 
(i) 10% Adjustments.  The Zoning Administrator 

has the authority to grant adjustments from the requirements 
of this Paragraph (b) of not more than 10%, pursuant to the 
authority and procedures established in Subsection A of 
Section 12.28 of this Code. 

 
(ii) Additions to StructuresResidential Floor 

Area Added to Lots with Existing Buildings Built Prior to 
August 1, 2010.  The Zoning Administrator has the authority 
to approve construction with residential floor area added any 
additions made after August 1, 2010, to lot with a main a 
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One-Family DwellingBuilding existing prior to that date for 
which permits have been previously obtained which exceed 
the requirements of this Paragraph (b), pursuant to the 
authority and procedures established in Subdivision 28 of 
Subsection X of Section 12.24 of this Code, provided: 

 
a. the total cumulative Residential Floor 

Area of all such additions does not exceed 1,000 
square feet; and  

 
b. the resulting Building does not exceed 

the height of the original Building or the height 
permitted in Paragraph (d) of this Subdivision 10 
below, whichever is greater; and  

 
c. at least two off-street covered parking 

spaces are provided. 
 

Sec. 17. Sub-subparagraph (i) of Subparagraph (1) of Paragraph (d) of 
Subdivision 10 of Subsection C of Section 12.21 of the Los Angeles Municipal Code is 
amended to read: 
 
 

(i) Maximum Envelope Height.  Envelope height (otherwise known 
as vertical height or “plumb line” height) shall be the vertical 
distance from the Hillside Area Grade of the site to a projected 
plane at the roof Structure or parapet wall located directly above 
and parallel to the Grade.  Measurement of the envelope height 
shall originate at the lowest adjacent Hillside Area Grade within 5 
horizontal feet of at the exterior walls of a Building or Structure.  At 
no point shall any given section of any part of the proposed Building 
or Structure exceed the maximum envelope height. 
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Sec. 18. Sub-subparagraph (ii) of Subparagraph (1) of Paragraph (d) of 
Subdivision 10 of Subsection C of Section 12.21 of the Los Angeles Municipal Code is 
added to read: 

 
(ii) Encroachment Plane. In the R1 Zone, 

Building height shall not intersect a plane, commencing 20 
feet in height at the minimum required front and side yards 
and extending at an angle of 45 degrees from the vertical 
toward the interior of the site. The encroachment plane 
restriction the does not apply to roof structures as allowed by 
Section 12.21.C.10(d)(7). 
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A topographic map shall be submitted as a separate 
plan sheet or as part of the site plan identifying the 5-foot 
perimeter of the exterior walls, or any other information 
which the Department of Building and Safety deems 
necessary to determine compliance with this Paragraph (i). 

 
Sec. 19. Subparagraph (5) of Paragraph (d) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code is amended to read: 
 
(5) Lots Fronting on Substandard Hillside Limited Streets.  For any Lot fronting 
onto a Substandard Hillside Limited Street, as defined in Section 12.03, and subject to 
the 5-foot Front Yard setback, no portion of a Building or Structure within 20 feet of the 
Front Lot Line shall exceed 24 feet in height. The 24 foot maximum Building and 
Structure height shall be measured from the Elevation at the centerline or midpoint of 
the Street on which the Lot fronts. 
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Sec. 20. Subparagraph (6) of Paragraph (d) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code is deleted.  
 

(6) Unenclosed/Uncovered Rooftop Decks and 
Cantilevered Balconies. Unenclosed/uncovered rooftop decks, 
cantilevered balconies and “visually permeable railing” (no more 
than 42 inches in height), may project beyond the maximum 
envelope height, as limited and measured in Subparagraph (1) of 
this Paragraph (d), no more than 5 horizontal feet. 

 
For the purposes of this Subparagraph (6), “visually 

permeable railing” means railing constructed of material that is 
transparent, such as glass or plastic panels, or wrought iron or 
other solid material which is 80% open to light and air. 

 
Sec. 21. Subparagraph (7) of Paragraph (d) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code shall be renumbered as 
Subparagraph (6). 

 
Sec. 22. Subparagraph (8) of Paragraph (d) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code shall be renumbered as 
Subparagraph (7). 
 

Sec. 23.  Paragraph (f) of Subdivision 10 of Subsection C of Section 12.21 of the 
Los Angeles Municipal Code is amended to read: 
 

(f) Grading.  Notwithstanding any other provisions of this Code, 
total Grading (Cut and Fill) on a Lot shall be limited as outlined below.  No 
Grading permits shall be issued until a Building permit is approved. 

 
(1) Maximum Grading Quantities.  The cumulative 

quantity of Grading, or the total combined value of both Cut and Fill 
or incremental Cut and Fill, for any one property shall be limited to 
a base maximum of 500 1,000 cubic yards plus the numeric value 
equal to 510% of the total Lot size in cubic yards.  Example: a 
5,000 square-foot Lot would have a maximum Grading amount of 
750 1,500 cubic yards (500 1,000 cubic yards for the base amount 
+ 250 500 cubic yards for the 510% calculation).   

 
However, the cumulative quantity of Grading shall not 

exceed the maximum “by-right” Grading quantities outlined by Zone 
in Table 12.21 C.10-6 below. 
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Table 12.21 C.10-6 
Maximum “By-Right” Grading 

Quantities 
Zone Maximum Grading (cubic 

yards) 
R1 1,000 2,000 
RS 1,100 2,200 

RE9 1,200 2,400 
RE11 1,400 2,800 
RE15 1,600 3,200 
RE20 2,000 4,000 
RE40 3,300 6,600 
RA 1,800 3,600 

 
(2) Import/Export Limits.  The maximum quantity of 

earth import or export shall be limited to the following quantities: 
 

(i) Lots Fronting on Standard Hillside Limited 
Streets or Larger.  For a property which fronts onto a 
Standard Hillside Limited Street or larger, as defined in 
Section 12.03 of this Code, the maximum quantity of earth 
import and export combined shall be no more than the 
maximum “by-right” grading quantities as listed in Table 
12.21 C.10-6 above 500 cubic yards, where additional 
Grading on-site in conjunction with the amount of import 
does not exceed the requirements established in 
Subparagraph (1) of this Paragraph (f). The maximum 
quantity of earth export shall be no more than 1,000 cubic 
yards. 

 
(ii) Lots Fronting on Substandard Hillside 

Limited Streets.   For a property which fronts onto a 
Substandard Hillside Limited Street, as defined in Section 
12.03 of this Code, the maximum quantity of earth import 
and export combined shall be no more than 75 percent of 
the maximum “by-right” grading quantities as listed in Table 
12.21 C.10-6 above 375 cubic yards, where additional 
Grading on-site in conjunction with the amount of import 
does not exceed the requirements established in 
Subparagraph (1) of this Paragraph (f). The maximum 
quantity of earth export shall be no more than 750 cubic 
yards. 

 
(iii) Exempted On-Site Grading Activity.  Earth 

quantities which originate from, or will be utilized for any 
exempted Grading activity listed in Subparagraph (3) of this 
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Paragraph (f) shall be exempted from the maximum import 
and export quantities set forth in this Paragraph (f).  A plan 
indicating the destination and/or source (i.e. exempted 
Grading activity or non-exempted Grading activity) of any 
import and/or export shall be submitted as part of a Grading 
permit application. 

 
(3) ExceptionsExemptions. 
 The Grading activities outlined in the sub-subparagraphs 

below shall be exempt from the Grading and/or earth transport 
limitations established in Subparagraphs (1) and (2) of this 
Paragraph (f).  However, any excavation from an exempted activity 
being used as Fill, outside of a 5-foot perimeter from the exempted 
Grading activities, for any other on-site purpose shall be counted 
towards the limits established in Subparagraph (1) of this 
Paragraph (f). 

 
(i) Cut and/or Fill underneath the footprint of a 

Structure(s) (such as foundations, understructures including 
Basements or other completely subterranean spaces), as 
well as for water storage tanks, required stormwater 
retention improvements, and required animal keeping site 
development that do not involve the construction of any 
freestanding retaining walls. 

 
(ii) Cut and/or Fill, up to 500 cubic yards, for 

driveways to the required parking or fire department 
turnaround closest to the accessible Street for which a Lot 
has ingress/egress rights. 

 
(iii) Remedial Grading as defined in Section 12.03 

of this Code as recommended in a Geotechnical 
Investigation Report, prepared in accordance with Sections 
91.7006.2, 91.7006.3, and 91.7006.4 of this Code, and 
approved by the Department of Building and Safety - 
Grading Division. 

 
(4) Zoning Administrator’s Authority.  A Zoning 

Administrator may grant the following deviations from the 
requirements of Subparagraphs (1) and (2) of this Paragraph (f), 
pursuant to the authority and procedures established in Subdivision 
28 of Subsection X of Section 12.24 of this Code. 

 
(i) Grading in excess of the maximum “by-right” 

Grading quantities listed in Subparagraph (1) of this 
Paragraph (f), but in no event shall the quantities exceed the 
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true value of 500 1,000 cubic yards plus the numeric value 
equal to 510% of the total Lot size in cubic yards. 

 
(ii) For a property which fronts onto a Standard 

Hillside Limited Street or larger, as defined in Section 12.03 
of this Code, increase the maximum quantity of earth import 
and export combined greater than the maximum “by-right” 
grading quantities  as listed in Table 12.21 C.10-6, up to the 
amount calculated pursuant to Subparagraph (1) of this 
Paragraph (f). 500 cubic yards, and increase the maximum 
quantity of export greater than 1,000 cubic yards; calculated 
pursuant to Subparagraph (2) of this Paragraph (f). 

 
For a property which fronts onto a Substandard 

Hillside Limited Street, as defined in Section 12.03 of this 
Code, increase the maximum quantity of earth import and 
export combined greater than 75 percent of the maximum 
“by-right” grading quantities as listed in Table 12.21 C.10-6, 
up to the amount calculated pursuant to Subparagraph (1) of 
this Paragraph (f).  375 cubic yards, and increase the 
maximum quantity of earth export greater than 750 cubic 
yards; calculated pursuant to Subparagraph (2) of this 
Paragraph (f) 

 
(5) New Graded Slopes.  All new Graded Slopes shall 

be no steeper than 2:1 (horizontal: vertical), except when the 
Department of Building and Safety - Grading Division has 
determined that Slopes may exceed 2:1 pursuant to Section 91.105 
of this Code. 

 
(6) Grading Activity on 100% Slopes.  Notwithstanding 

the Grading, Excavations and Fills provisions in Chapter IX of this 
Code (the Los Angeles Building Code), when any Grading activity 
is proposed on any slope of 100% or greater, as identified on the 
Slope Analysis Map, the Department of Building and Safety – 
Grading Division shall require the Geotechnical Investigation 
Report (also referred to as a soils and/or geological report) to 
include the most stringent level of geotechnical analysis and 
reporting feasible, and in sufficient detail to substantiate and 
support the design and construction methods being proposed. 

 
A Deputy Grading Inspector, also referred to as a Registered 

(Licensed) Deputy Inspector, paid for by the owner, will be required 
to be on site when said Grading activity is being conducted in order 
to ensure that all work is being done in accordance with the 
recommendations of the Geotechnical Report, the approved plans, 
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and/or the applicable Grading requirements of the Los Angeles 
Building Code for applicable Grading or foundation earthwork in 
Hillside Areas. 

 
(7) Grading Plan Check Criteria.  Grading plans and 

reports shall be submitted for approval with Building plans, and 
shall include those items required by Section 91.7006 of this Code. 

 
Sec. 24.  Sub-paragraph (2), Paragraph (g) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code is amended to read: 
 

 (2)   Additional Required Spaces.  For a main Building and 
any Accessory Building located on a Lot which fronts on a 
Substandard Hillside Limited Street, excluding Floor Area devoted 
to required parking, which exceed a combined Residential Floor 
Area of 2,400 square feet, there shall be one additional parking 
space provided for each additional increment of 1,000 square feet 
or fraction thereof of Floor Area for a maximum of 5 total on-site 
spaces.  These additional required parking spaces may be 
uncoveredare not required to be covered.  Notwithstanding the 
provisions of Subparagraph (1) of this Paragraph (g), when a Lot 
fronts onto a Substandard Hillside Limited Street, the additional 
parking spaces may be located within the required Front Yard. 

 
Sec. 25.  Subparagraph (2) of Paragraph (l) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code is amended to read: 
 
(2) Additions to DwellingsResidential Floor Area 

Added to Lots with Existing Buildings Built Prior to August 1, 
2010. Any additions madeconstruction with Residential Floor Area 
added after August 1, 2010, to One-Family Dwellingto a Lot with a 
main Building existing prior to that date for which Building permits 
have been previously obtained, provided that: 

 
(i) the total cumulative Residential Floor Area of 

all such additions does not exceed 500 square feet 
(excluded from calculations of this 500 square foot 
limitations is Floor Area devoted to required covered 
parking); and  

 
(ii) the resulting Building complies with the 

requirements of Paragraphs (a) (Setback Requirements), (d) 
(Height Limits), and (f) (Grading) of this Subdivision 10. 

 
Sec. 26.  Subparagraph (6) of Paragraph (l) of Subdivision 10 of Subsection C of 

Section 12.21 of the Los Angeles Municipal Code is amended to read: 
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(6) Large Active Remedial Grading Projects. 
Properties with active Remedial Grading Permits for 100,000 cubic 
yards or more which have been issued by the Department of 
Building and Safety-Grading Division before July 1, 2010, are 
exempt from Paragraphs (b) (Maximum Residential Floor Area), (d) 
(Height Limits), and (f) (Grading) of this Subdivision. Such 
properties shall remain subject to the provisions of Subdivision 17 
of Subsection A. of Section 12.21 of this Code, and all other zoning 
and Building regulations applicable at the time Building Permits are 
issued.  This exception shall expire 85 months after July 1, 2010. 

 
Sec. 27.  Paragraph (c) of Subdivision 1 of Subsection A of Section 12.23 of the 

Los Angeles Municipal Code is amended to read: 
 

(c) A Building, nonconforming as to the Residential Floor Area 
regulations on properties zoned RA, RE, RS, and R1, not including 
properties in the Coastal Zone which are not located in a Hillside Area, as 
defined in Section 12.03 of this Code, shall not be added to or enlarged in 
any manner, except as permitted by Section 12.21 C.10(l) and except as 
may be approved or permitted pursuant to a discretionary approval, as 
that term is defined in Section 16.05 B. of this Code. However, alterations, 
other than additions or enlargements, may be made provided that at least 
50 percent of the perimeter length of the contiguous exterior walls and 50 
percent of the roof are retained. 

 
Sec. 28.  The City Clerk shall certify … 
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Appendix B: Staff Recommended Changes to April 21, 2016 Ordinance 

No. Issue or Comment Discussion Staff Recommendation 

General 

1 Explicitly exempt institutions from BMO 
and BHO provisions. If not feasible, 
allow entitlement cases to become 
vested once the application is deemed 
complete. 

BMO and BHO regulations meant to limit the scale, 
bulk, and grading impacts of single-family homes are 
not necessarily appropriate to regulate schools, 
houses of worship, and other institutional uses. Since 
a conditional use permit (CUP) is required for these 
use in residential zones, and the RFA limitations and 
other development standards could be overridden if 
appropriate, the requested change is not necessary, 
but may be desirable for clarity. 

Modify the ordinance to explicitly exempt 
CUP projects from the BMO and BHO 
provisions. 

2 Exempt properties within the Sunset 
Doheny HOA, Doheny Estates, 
Trousdale Association, because these 
properties are subject to CC&Rs that 
only allow single-story structures. 

Creating specific geographic exemptions from the 
BMO and BHO is outside the scope of the direction 
received from the City Council. More tailored zones 
will be available through re:code LA. 

No change. 

Building Envelope  

3 Protect neighbors from stepped back 
upper stories that become “party 
decks”.  

Multiple public complaints about privacy have been 
received about upper-story decks, terraces or 
balconies built at or near the minimum side yard 
setback and overlooking adjoining properties.  

Modify the ordinance to require decks, 
balconies, and terraces to be set back a 
minimum of 3 feet from the minimum 
required side yard. 

4 Raise starting height for encroachment 
plane to accommodate higher ceilings, 
raised foundations and 
narrow/substandard lots. 

Staff reviewed analysis and modeling of 
encroachment plane heights ranging from 20 to 22 
feet. A 20-foot plane height can accommodate two 
standard-height (8.5 feet) stories, with floor/roof 
structures and foundation included, at the minimum 
side yard. If desired, higher floor-to-ceiling heights 
can be accommodated by shifting the side wall 
farther into the site. 

No change. 
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No. Issue or Comment Discussion Staff Recommendation 
5 Revise prevailing setback provision to 

be the greater set-back of the two 
nearest homes. 

This suggested change would result in anomalously 
large setbacks, potentially unrepresentative of the 
larger neighborhood and contrary to the City 
Council's stated objective of preserving the existing 
character of single-family neighborhoods. 

No change. 

6 Require side facade articulation 
proportional to size. For example, 20 
percent of contiguous facade area 
must be set back by 50 percent of 
required side yard. 

While proportional regulations may be desirable, 
more analysis is needed, and such regulations are 
appropriate for consideration as part of new single-
family zones being developed through re:code LA. 

No change. 

7 Encroachment plane should consider 
hillside vs. flat typologies; current 
encroachment plane combined with lot 
coverage and overall envelope height 
prevents 2:1 sloped lots from building 
a third story. Encroachment plane 
should not be required in BHO. 

Some stakeholders pointed out that the 
encroachment plane, combined with other existing 
development standards could pose challenges for 
steeply sloped lots. Additional flexibility for such lots 
could be appropriate to consider as part of new 
single-family zones being developed under re:code 
LA. 

No change. 

8 City should limit second story area as 
proportion of overall RFA. 

Staff maintains that the encroachment plane is a 
simpler and more effective way of controlling and 
distributing taller building mass.  

No change. 

9 Clarify that height shall be measured 
from the proposed finished grade at 
each point of the perimeter of the 
building 

Staff concurs that clarification of the encroachment 
plane height would be helpful.  

Modify ordinance to clarify that where 
height is measured from the finished 
grade, that it be measured from each 
point along the perimeter of the building. 
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No. Issue or Comment Discussion Staff Recommendation 
10 Require front facade articulation and 

second proportional story. 
The current draft addresses proportionality of second 
stories through the angled encroachment plane, 
which limits the placement of building mass in the 
upper stories, as taller mass must be located toward 
the interior of the lot. 
 
The current draft does not contain a requirement that 
front facades be articulated. However, Staff concurs 
that articulation of the front facade is a desirable 
design feature that helps to reduce the visual impact 
of new homes.  

Modify ordinance to incorporate front 
façade articulation bonus as a required 
development standard, with no 
additional floor area granted. 

Floor Area Bonuses  
11 City should leave R1 bonuses in place 

and focus on controlling building mass 
through the building envelope. 

The 2014 Council Motion and comments from 
members of the public have stated that the mass 
added by the R1 bonuses creates impacts on 
neighboring properties that are not effectively 
mitigated through design features. 

No change. 

12 Tier 1 green building standards are 
much more demanding than current 
regulations. City should leave in place 
the bonus for meeting Tier 1 standards 
or otherwise incentivize green 
buildings. 

Staff finds that an increase in building area is an 
inappropriate method for encouraging green building.  

No change. 

13 Need smaller, more numerous floor 
area bonuses to ensure that those 
looking to maximize floor area do so 
via a variety of design strategies to 
reduce apparent mass. 

A revised, more tailored system of bonuses could be 
considered for specific neighborhoods as part of new 
single-family zones being developed under re:code 
LA. 

No change. 
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No. Issue or Comment Discussion Staff Recommendation 
14 Eliminate the bonuses for RA, RS, RE 

Zones the same as for the R1 Zone. 
The 2014 Council Motion, as well as input received 
from members of the public, indicates that the mass 
and scale of homes is a more acute issue in the R1 
Zone than in other single-family zones. Additionally, 
the larger minimum lot sizes and lower base FARs in 
the RA, RE, and RS Zones make these zones better 
able to accommodate bonus floor area with fewer 
impacts to neighboring properties. 

No change. 

Floor Area Exemptions  
15 Count attached garages as RFA 

(eliminate exemption) 
The ordinance attempts to address concerns about 
bulk and mass with the encroachment plane and the 
requirement for an articulated side wall. In addition, 
some argue that counting an area that is required is 
unfair. However, counting attached garages as RFA 
in the R1 Zone has been one of the most frequently 
requested changes to the ordinance. Counting 
attached garages would encourage detached, rear 
garages, and in most cases, a driveway from the front 
to the rear for access, which provides increased 
separation between houses. 

No change. 

16 Count covered porches, patios, and 
breezeways as RFA (eliminate 
exemption). 
 
Conversely, retain current exemption. 

The proposed ordinance reduces the exemption for 
covered outdoor spaces from 250 to 150 square feet. 
Many commenters pointed out that such spaces are 
often constructed in ways that contribute to the visual 
bulk of homes and that exempting them allows more 
mass to be concentrated within the exterior walls of 
the structure. Other commenters pointed out that 
such features can provide façade articulation benefits 
and break up otherwise massive walls. 

Modify ordinance to fully eliminate the 
exemption for covered porches, patios, 
and breezeways. 

17 Eliminate “depressed driveways” in 
basement exemption. The clarification 
could result in underground garages 
on flat lots.  

Language clarifying that habitable space behind 
garages with depressed driveways are not 
disqualified from being considered basements and 
exempt from RFA was recommended by the 
Department of Building and Safety. The clarification 
merely reflects current practice.  

No change. 
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No. Issue or Comment Discussion Staff Recommendation 
18 Retain current exemption for over-in-

height ceilings. 
The ordinance eliminates this exemption because 
these spaces contribute to overall mass.  

No change. 

19 Outdoor areas under cantilevered 
living spaces should not count as RFA, 
especially on hillside sites and lots 
smaller than 7500 sf. 

The reduction in the exemption for covered outdoor 
spaces (porches, patios, and breezeways) from 250 
to 150 square feet represents an appropriate balance 
between conflicting priorities.  

No change. 

Grading Limits  
20 Reset grading limits so that grading 

permitted since 2011 and categorized 
as exempt would not count against 
future earthwork calculations. 

The modified grading quantities provide reasonable 
limits. A reset of cumulative limits would be 
inconsistent with adopted City policies for 
preservation of natural topography. 

No change. 

21 Retain exemption for certain cut/fill 
under structures, including piles, 
caissons, foundation spoils.  

Deepened foundation systems, which include piles 
and caissons, are often necessary to provide a stable 
foundation for a hillside home and require an 
indeterminate amount of earth to be excavated until 
bedrock is reached. 

Modify ordinance to allow grading for 
deepened foundation systems, such as 
piles and caissons, to remain exempt 
from counting against grading 
maximums. 

22 Exempt fill resulting from non-exempt 
cut from being counted against 
grading maximums to encourage 
balancing on-site. 

As written, the ordinance encourages export of 
excavated earth.  

Modify ordinance to allow up to one-half 
of fill, resulting from non-exempt cut 
from underneath the footprint of the 
main building, to remain exempt from 
maximum grading allowances. 

23 Tie grading limits to slope analysis, 
whereby steeper lots have higher 
limits. 

Allowing more grading on these lots would permit 
greater alteration of the natural topography, which 
would be inconsistent with adopted City policies. 

No change. 

24 Reduce formula for grading maximum 
for lots that are of substandard size in 
the R1 Zone. 

The formula for allowed grading quantities is based 
on lot size and limits grading on substandard lots 
below the quantities permitted on standard lots. 

No change. 

25 Remedial grading definition should be 
revised because it is poorly 
understood by staff. 

The Department of Building and Safety recently 
released guidance on this topic.  

No change. 
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No. Issue or Comment Discussion Staff Recommendation 
26 Establish hours of operation for 

hauling of earth.  
Currently, there are no Municipal Code provisions 
that specifically restrict when hauling may occur. 
Construction activity is permitted from 7 a.m. to 9 
p.m., Monday through Friday, and from 8 a.m. to 6 
p.m., Saturday and holiday. 

Modify ordinance to limit hauling to the 
hours of 9 a.m. to 3 p.m., Monday 
through Friday, in Hillside Areas. 

27 Limit construction hours. Construction & demolition hours (7 a.m. to 9 p.m. 
weekdays, 8 a.m. to 6 p.m. Saturdays and holidays) 
are regulated by LAMC Section 41.40 and are not 
part of the Zoning Code.  

No change. 

28 Map all hillsides with 1:1 or greater 
slope and require a Zoning 
Administrator's Determination for them 
to be developed.  

The City is undertaking a separate effort to map all 
hillsides with 1:1 or greater slopes. Requiring a 
discretionary process in order to have any use of a 
property is not legally defensible.  

No change. 

Hillside Area Development Standards  
29 Amendment should not eliminate 

allowance for cantilevered balconies 
on downslope lots. (Sec. 12.21 
C.10.d.6) 

The current draft of the proposed ordinance deletes 
LAMC Section 12.21 C (10)(d)(6), which allows for 
roof decks and cantilevered balconies to project past 
the maximum envelope height on Hillside Area lots. 
On further discussion and review, Staff has 
determined that the deletion of the subparagraph is 
excessive. The original intent of allowing these 
projections was to accommodate the provision of 
outdoor space as part of stepped/terraced buildings 
on sites where topography would preclude such 
space at ground level. Allowing cantilevered 
balconies to project past the height envelope would 
allow roof decks/patios to be enlarged to provide 
more of this space without increasing the overall 
height or mass of the structure. It is not necessary, 
however, for roof decks to project past the envelope 
height, as the roof itself must obey the envelope 
height and the intent of this provision is not to allow a 
roof deck on top of the topmost story, which is 
technically allowed under the current language of the 
existing Code. 

Modify ordinance to retain the deleted 
provision but modify it to allow 
cantilevered balconies, not rooftop 
decks, to project past the height 
envelope. 
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No. Issue or Comment Discussion Staff Recommendation 
30 Clarify criteria for requiring 

improvement of abutting streets. 
Prior to the current Hillside Area regulations, a Zoning 
Administrator’s Interpretation from 1994 allowed the 
City Engineer to determine which Substandard 
Hillside Limited Streets abutting a property were 
needed for vehicular access and thus warranted 
improvement. Because the Hillside regulations were 
subsequently revised, that interpretation has been 
determined to be invalid. As a result, strict reading of 
the Code results in applicants being required to 
improve all abutting streets, whether or not they 
would provide needed access to a property. This has 
led to a large number of requests for relief from the 
provision. 

Modify ordinance to state that the 
dedication will be required only where 
the roadway provides vehicular access 
to the lot or is determined by the City 
Engineer to be needed foreseeably to 
provide future access to the lot or any 
other lot. 

R1 Driveway Width  
31 The new driveway provision could 

require a driveway width that is 
unfeasibly narrow.  

In the R1 Zone, the ordinance limits driveway width to 
no more than 25 percent of the lot width. The 
resultant driveway width for a very narrow lot could 
be too narrow. Additionally, the ordinance could have 
the effect of requiring narrow driveways even where 
wider driveways are the accepted norm. 

Modify the ordinance to state that 
driveway width shall not be less than 9 
feet, and that the existing driveway width 
may be used in lieu of the 25 percent 
maximum. 

Residential Floor Area  
32 City should allow a 1,400 sf minimum 

guaranteed RFA. 
The existing 1000 sf guaranteed minimum RFA for 
Hillside Area properties is reasonable and adequate 
to ensure that property owners are able to make use 
of their lots; a significantly larger guaranteed 
minimum would result in greater impacts to 
neighboring properties, greater alteration of the 
natural topography due to increased grading, or both. 

No change. 

33 Eliminate 1000-square foot 
guaranteed minimum RFA in Hillside 
Areas 

Staff anticipates that removing the guaranteed 
minimum 1,000 square foot RFA would create a 
hardship for many smaller properties and would result 
in significantly increased applications for variances.  

No change. 
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No. Issue or Comment Discussion Staff Recommendation 
34 Eliminate ZAD, ZAA for 10% increase 

or eliminate Zoning Administrator’s 
authority to waive a ZAA hearing in 
non-Hillside Areas. 

Currently applicants can request a Zoning 
Administrator's Adjustment or Slight Modification for 
up to 10 percent additional RFA, and up to 20 percent 
for yard, area, building line, and height requirements. 
Public hearings are generally required for such 
actions, but can be waived with certain findings by 
the Zoning Administrator, with the exception that a 
public hearing must be held for R1, RS, RE, and RA-
Zoned Hillside Area properties.  

Modify the ordinance to add language 
that prohibits the Zoning Administrator 
from waiving a public hearing for R1, 
RS, RE and RA-Zoned non-Hillside 
properties. 

35 Tie size/bulk/massing to street width or 
classification. 

The ramifications of this change requires more 
analysis. This change is recommended for 
consideration in new single-family zoning options 
being developed through re:code LA. 

No change. 

36 Clarify that the BHO guaranteed 
minimum RFA applies to all lots in 
Hillside Areas. 

Code Section 12.21 C (10)(b)(2), establishes the 
guaranteed minimum RFA for Hillside Area 
properties. The second sentence of this 
Subparagraph is intended to make the guaranteed 
minimum available to nonconforming lots. However, it 
is not clear that all lots are eligible to take advantage 
of the guaranteed minimum. 

Modify the ordinance to clarify that all 
lots are eligible to take advantage of the 
guaranteed minimum RFA. 

37 Reduce RFA for lots less than 7,500 
square feet in the R1 Zone to 0.45 so 
that all lots in the R1 Zone are subject 
to the same floor area limitations. 

In the R1 Zone, lots of less than 7,500 square feet 
are currently subject to a 0.5 FAR, whereas lots of 
7,500 square feet or greater are subject to a 0.45 
FAR. This has resulted in the smallest lots with the 
smallest setback requirements having the largest 
FAR of any single-family zoned properties in the City. 
Issues of looming and bulk are more acute in R1 
Zoned areas with smaller lots than in other single-
family areas, in part due to the larger FAR allowed on 
smaller lots. 

Modify the ordinance to reduce the by-
right FAR on lots of less than 7,500 
square feet in the R1 Zone from 0.5 to 
0.45, as initially proposed in the October 
30, 2015 draft of the proposed 
ordinance. 
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Findings 
 
General Plan/Charter Findings  
 
1. In accordance with Charter Section 556, the proposed ordinance (Appendix A) is in 

substantial conformance with the purposes, intent, and provisions of the General Plan in 
that it would establish regulations to reduce the development potential of single-family 
residential structures on single-family zoned lots not located in the Coastal Zone. 
 
The proposed ordinance (Appendix A) is consistent with the following goals, objectives, 
and policies of the General Plan Framework, in addition to several similar provisions 
echoed in most of the Community Plans that make up the Land Use Element of the 
General Plan: 

Goal 3B Preservation of the City’s stable single-family residential 
neighborhoods. 

Objective 3.5 Ensure that the character and scale of stable single-family 
residential neighborhoods is maintained, allowing for infill 
development provided that it is compatible with and maintains the 
scale and character of existing development. 

Policy 3.5.2 Require that new development in single-family neighborhoods 
maintains its predominant and distinguishing characteristics such 
as property setbacks and building scale. 

Policy 3.5.4 Require new development in special use neighborhoods such as 
water-oriented, rural/agricultural, and equestrian communities to 
maintain their predominant and distinguishing characteristics. 

The current R1 regulations allow large, box-like structures that compromise the character 
of established neighborhoods and limit light and air to adjacent buildings.  The proposed 
ordinance (Appendix A) is necessary in order to preserve and maintain the character and 
scale of existing single-family neighborhoods and ensure that future development is more 
compatible.  The new regulations allow for the construction of structures that are slightly 
larger, but still compatible with a typical single-family neighborhood. 

Furthermore, the current building envelope allowed for single-family homes in the R1 Zone 
is inadequate because it does not further limit the setback distance of the upper portions 
of these walls, adding significantly to the looming nature of structures.  The new building 
envelope would require that walls over a certain height be set back further than required 
on the ground floor.   

With regard to the BHO, currently there are no limits to the quantity of grading from 
beneath the footprint of the structure.  This has resulted in major alterations of the City’s 
natural terrain, the loss of natural on-site drainage courses, increased drainage impacts 
to the community, off-site impacts, and increased loads on under-improved hillside streets 
during construction.  In order to address these issues, while still allowing for reasonable 
construction and grading activity, the Baseline Hillside Ordinance proposes to link the 
amount of grading allowed on a property to the size of the lot, and restrict the volume of 
earth allowed to be imported and exported from a property, including that beneath the 
footprint of the house.   
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2. In accordance with Charter Section 558(b)(2), the adoption of the proposed ordinance will 
be in conformity with public necessity, convenience, general welfare and good zoning 
practice because its measures are needed to regulate single-family residential 
development in order to avoid the further degrading effects of out-of-scale structures in 
the various neighborhoods throughout the City of Los Angeles as a result of the current 
Baseline Mansionization and Baseline Hillside Ordinances (BMO and BHO). The 
measures in the proposed ordinance (Appendix A) are needed to avoid the continuing 
negative impacts upon established neighborhoods around the City created by the current 
development standards. 

The proposed ordinance (Appendix A) substantially advance a legitimate public interest in 
that it will further protect single-family residential neighborhoods from out-of-scale 
development that often leads to structures that are built-out to the maximum size allowed 
in the LAMC.  In recent years, Citywide property values have increased rapidly and this 
high premium for land has driven a trend where property owners and developers tear down 
the original houses and replace them with much larger structures or significantly remodel 
existing houses with large-scale two-story additions which are out-of-scale with the 
neighboring properties.  Good zoning practice requires new development standards for 
single-family residential zones to further maintain and control the preservation of 
neighborhood character.  This proposed ordinance accomplishes this requirement. 

The proposed ordinance (Appendix A) is not arbitrary as the Department has thoroughly 
analyzed many different approaches and has determined that the proposed amendments 
are the simplest and most direct way of dealing with the issue of mansionization.  There 
is a reasonable relationship between a legitimate public purpose which is maintaining 
existing single-family residential neighborhood character and the means to effectuate that 
purpose. Delaying the implementation of these code amendments could result in the 
continuation of over-sized development of single-family residential neighborhoods which 
is inconsistent with the objectives of the General Plan and would create an irreversible 
negative impact on the quality of life in the communities within the City. 

 

CEQA Finding 
 
The Department of City Planning determined that the proposed ordinance (Appendix A) would 
not have a significant impact on the environment.  Negative Declaration ENV-2015-4197-ND 
(Appendix D) was prepared for any potential impacts on the physical environment. 
 
On the basis of the whole of the record before the lead agency, including any comments received, 
the lead agency finds that there is no substantial evidence that the proposed ordinance (Appendix 
A) will have a negative effect on the environment.  The attached Negative Declaration was 
published in the Los Angeles Times on Thursday, June 30, 2016, and reflects the lead agency’s 
independent judgment and analysis.  The records upon which this decision is based are located 
at the Code Studies Division of the Planning Department in Room 701, 200 North Spring Street.   
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Delegation of City Planning Commission Authority  

 
In accordance with Charter Sections Charter 559, and in order to insure the timely processing 
of this ordinance, the City Planning Commission authorizes the Director of Planning to approve 
or disapprove for the Commission any modification to the subject ordinance as deemed necessary 
by the Department of Building and Safety and/or the City Attorney’s Office. In exercising that 
authority, the Director must make the same findings as would have been required for the City 
Planning Commission to act on the same matter. The Director’s action under this authority shall 
be subject to the same time limits and shall have the same effect as if the City Planning 
Commission had acted directly. 
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MAY 1 6 2014

MOTION

Since its inception on May 6,2008, the City's Baseline Mansionization Ordinance (BMO), (Ordinance No.
179883), has been the guiding land-use regulation for all single-family zoned properties located within non-hillside
designated areas.

Over the past six years, we have seen where the BM 0 has accomplished the intended goals of maintaining
and promoting communities that preserve their integrity and livability. However, the past six years have also shown
us where the BMO has fallen far short of its mandate to create regulations that allow for sustainable neighborhoods
and that protect the interest of all homeowners. The largest victim of these shortcomings is the city's stock ofRl
(single family) zoned lots.

• Green Bonus Provisions: The City'S Green Building Program (Ordinance No. 181480), was instituted as a
mandatory requirement for all new construction, which applies energy and resource conservation use. The
City's inclusion of a "Tier I" bonus of 20% increase in home size has encouraged larger, and more energy
and resource consuming homes. Therefore project applicants should not be allowed to enlarge a home, by
claiming a 20 percent Floor Area Ratio (FAR) bonus that encourages larger, more energy and resource
consuming homes.

Of all the residential family zoned parcels within the BMO, 234,575 or 77% are zoned RI. And, of those,
half are lots in the 5,000-6,000 square foot range. This means the backbone of our city's single-family neighborhoods
are modest sized lots, with modest sized homes. These neighborhoods are integral to the city's history, as they have
provided a consistent presence for our families and economic growth. And despite its good intentions, the BMO has
shown to have vulnerabilities that threaten the cohesion and character of our single-family neighborhoods.

I THEREFORE MOVE that the Council instruct the Planning Department, with the assistance of the
Department of Building and Safety, and in consultation with the City Attorney, to prepare and present an ordinance
that will address the counterproductive provisions of the Baseline Mansionization Ordinance (No. 179883), to
stabilize the conflict of out-of-scale homes that continue to proliferate in entire neighborhoods as follows:

• The BMO's Two Design Bonuses: Each resulted in a 20 percent increase in the size of a house, and each
appear to produce the large, boxy, suburban-style houses that the Baseline Mansionization Ordinance
intended to prevent. The houses actually permitted through the Baseline Mansionization's two design
bonuses need to be carefully reviewed to determine if these bonuses meet the ordinance's intended goals of
stopping mansionization,

• FAR Bonus and Rl (Single Family) Zones: Rl lots that exceed 7,500 square feet have a by-right FAR of 45
percent of the lot area, while those below 7,500 square feet have an FAR of 50 percent of the lot area. This
small difference has meant that those Rl neighborhoods with the smallest lots and the least amount of
setback have the largest home to lot-size ratio of any single-family zone in the city. This provision has
encouraged out-of-scale homes that loom over neighborhoods with smaller lots, and the by-right FAR for the
smaller lots should be reduced to .45 to ensure that all R-l lots are covered by the same zoning regulations.

rem
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