
BEVERLY
HILLS

STAFF REPORT

Meeting Date: October 20, 2015

To: Honorable Mayor & City Council

From: Ryan Gohlich, Assistant Director of Community Development I City
Planner

Subject: Request by Vice-Mayor Mirisch to Review Municipal Code Provisions
Pertaining to Expansion of Level Pads in the Hillside Area of the City

Attachments: 1. Relevant Hillside Area Development Standards

INTRODUCTION

At the request of Vice-Mayor Mirisch, this report summarizes the current regulations in the
Beverly Hills Municipal Code regarding grading and expansion of level pads in the Hillside Area
of the City.

The City’s current Hillside Area development standards have been in place since 1995, and
have remained largely unchanged since their adoption. Under the adopted standards, most
grading and construction of retaining walls can be done by-right, without the need for
discretionary review. However, there are restrictions on the amount of grading, import/export
and retaining wall heights as explained further in this report. In 2014 the City Council considered
placing a moratorium on Hillside Area grading associated with the expansion of the level pad
area; however, it was determined that further analysis was needed, and that a more in depth
study of the Hillside Area development standards should be carried out prior to amending the
Municipal Code. As a follow up to the City Council’s discussion in 2014, “R-1 Hillside
Development Standards” was added as a B Priority to the Fiscal Year 2015-16 City Council
Priorities List. Work on this priority item has not yet begun since it is currently a B Priority.
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EXISTING HILLSIDE AREA DEVELOPMENT STANDARDS

Floor Area

The maximum allowed floor area for single-family properties in the Hillside Area of the City is a
function of how much of the property contains level pad (areas with a 5% slope or less) versus
how much of the property is sloped (areas with more than a 5% slope). The applicable floor
area calculations are as follows:

A. If the area of a site is fifteen thousand (15,000) square feet or less, then the maximum
permitted cumulative floor area for buildings and structures on the site shall be forty
percent (40%) of the area of the level pad plus ten percent (10%) of the area of the
slope.

B. If the area of a site is between fifteen thousand one (15,001) and twenty five thousand
(25,000) square feet, then the maximum permitted cumulative floor area for buildings
and structures on the site shall be thirty seven percent (37%) of the area of the level pad
plus ten percent (10%) of the area of the slope.

C. If the area of a site is between twenty five thousand one (25,001) and thirty thousand
(30,000) square feet, then the maximum permitted cumulative floor area for buildings
and structures on the site shall be thirty four percent (34%) of the area of the level pad
plus ten percent (10%) of the area of the slope.

D. If the area of a site is greater than thirty thousand (30,000) square feet, then the
maximum permitted cumulative floor area for buildings and structures on the site shall be
thirty one percent (31%) of the area of the level pad plus ten percent (10%) of the area
of the slope.

As is evidenced above, level pad is more valuable from a floor area perspective, as level pad
allows a greater amount of development to occur when compared to sloped area. For example,
on a 20,000 square foot property, 10,000 square feet of sloped area would allow for 1,000
square feet of development, but would allow for 3,700 square feet of development if graded
level.

Grading

In order to maximize the amount of development that can occur on a property, it is common for
sloped areas of properties to be graded level, thereby allowing increased floor area based on
the above formulas. The Municipal Code requires review by the Planning Commission
whenever more than 3,000 cubic yards of earth material are imported to, or exported from, a
site (approximately 300 truckloads); however, grading to create level pad area rarely exceeds
this threshold since most of the earth material remains on site as fill. However, there are some
properties in the Hillside Area that have minimal or no level pad areas and would require some
form of grading in order to develop the property.

In addition to limiting the maximum amount of earth material that may be imported or exported,
the Municipal Code limits the amount of total grading that can occur on a property. The total
grading that can occur relies on a complex formula that takes into consideration the size of a
property and the average slope of a property. For example, the formula would allow a 20,000
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square foot property with a 10% average slope to cut and fill up to 12,000 cubic yards
(approximately 1,200 truckloads) without Planning Commission review. Similar to the 3,000
cubic yard import/export limit, this threshold is rarely exceeded when creating additional level
pad on a property.

Retaining Walls

When located outside a required front or street-side setback, retaining walls are allowed to be
up to 7’ in height. The height of a retaining wall is measured from natural or finished grade,
whichever is lower, and the height of a wall is measured from the side of the wall closest to a
property line. There is no limit on the number of walls that may be constructed in series, so long
as a minimum 3’ landscaped area is provided between any walls in series. Retaining walls are
commonly used to create additional level pad, and a series of walls is sometimes constructed in
order to maximize the amount of level pad that can be achieved. Site grading is typically
required in conjunction with the construction of retaining walls, and any such grading would
remain subject to the abovementioned requirements.

RECOMMENDED ACTION

It is recommended that the City Council discuss Vice-Mayor Mirisch’s request and provide staff
with direction as appropriate.

FISCAL IMPACT

No fiscal impact to the City is anticipated from a Council discussion regarding this matter.

Susan Healy Keene, AICP,
Director of Community Development

Approved By
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ATTACHMENT 1: RELEVANT HILLSIDE AREA DEVELOPMENT STANDARDS

10-3-2521: LANDFORM ALTERATION:

Within any five (5) year period, the total cubic yards that may be cut and filled on any site in the Hillside
Area, including excavation for basements, shall be calculated as follows:

{t4-10S) }
C = 162 {+ .1} x Site Area in Square Feet

For the purposes of this formula:

C Shall mean the total cubic yards of cut and the total cubic yards of fill permitted,

S Shall mean the “average slope” of the site as defined in section 10-3-100 of this chapter.

The following is an example of the application of this formula to a site that is 30,000 square feet in area
with an average slope of twenty five percent (25%):

{(4-2,5))
C= 162 L+.1} x 30,000

C ={031 + .1} x 30,000

C =3,937.5

3,937.5 cubic yards of cut and 3,937.5 cubic yards of fill would be permitted

However, within any five (5) year period, no more than three thousand (3,000) cubic yards of earth
material may be imported or exported from a site in the Hillside Area.

The limitations set forth in this section may be modified by a Hillside R-1 permit issued pursuant to
article 25.5 of this chapter. fOrd. 92-0-2147, eff. 9-4-1992; amd. Ord. 95-0-2239, eff. 7-7-1995)

10-3-2516: WALLS, FENCES AND HEDGES:

D. Areas Other Than Front And Street Side Yards: The maximum allowable height for that portion of a
wall, fence, or hedge located outside of all front and street side yards shall be seven feet (7’).

E. Series Of Walls: If a series of walls, or portions of a wall, are constructed so that perpendicular
section cut through a wall would intersect more than one wall segment and would intersect a total
height of seven feet (7’) or more, then a minimum three foot (3’) landscaped area must be provided
between the wall segments. fOrd. 80-0-1771, eff. 10-16-1980; amd. Ord. 84-0-1934, eff. 10-11-
1984; Ord. 92-0-2147, eff. 9-4-1992; Ord. 95-0-2239, eff. 7-7-1995; Ord, 96-0-2271, eff. 12-27-
1996)



ATTACHMENT 1: RELEVANT HILLSIDE AREA DEVELOPMENT STANDARDS

10-3400: WORDS DEFINED:

AVERAGE SLOPE: The average slope of the site as calculated using the following formula:

lxL
5=

_________________

[Total square footage of site]

For the purposes of this formula:

S shall mean the average slope of the site;

I shall mean the contour interval in feet as shown on a contour map of the site;

L shall mean the combined length of contour lines in scale feet on the contour map being used to
calculate the contour interval.

GRADE: For the purpose of measuring the height of walls and fences, the elevation of the natural or
finished surface of the ground, whichever is lower.

HEIGHT OF WALL, FENCE OR HEDGE: The vertical distance above grade to the highest element of the
wall, fence, or hedge, including, but not limited to, columns, pillars, pilasters, and gates, measured on
the side of the wall, fence, or hedge located closest to the property line. Grades shall not be adjusted for
the purpose of circumventing the maximum height allowances set forth in this chapter.

LEVEL PAD: That portion of a site containing level finished grade. No portion of a site with a slope that is
greater than five percent (5%) shall be considered to be part of a level pad. Furthermore, for the
purposes of calculating floor area ratio, no portion of a level finished surface which is the longest pole of
a flag lot shall be considered to be part of a level pad.

SLOPE: That portion of the site other than the level pad.

WALL: A structure with length measured horizontally in excess of twenty four inches (24”) and with
height and thickness designed or constructed of nongrowing materials in such a manner as to enclose
property or to inhibit passage through or to obscure view.


