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Sierra Madre Planning Commission 
City Hall Council Chambers 
232 W. Sierra Madre Boulevard, 
Sierra Madre, CA 91024 
 
VIA EMAIL to  PublicComment@CityofSierraMadre.com; 

planningcommission@cityofsierramadre.com 
 

Re: February 1, Item 6: 700 N. Sunnyside Avenue, Tentative Tract Map 22-10 
 
Dear Members of the Sierra Madre Planning Commission: 

This firm writes on behalf of Protect Sierra Madre, an unincorporated association of citizens 
who are concerned about the impacts of the proposed tract of housing development at 700 Sunnyside 
Avenue. There are several reasons that the Tentative Tract Map cannot be approved by the Planning 
Commission. 

State Minimum Fire Safe Regulations: Failure to Consult CAL FIRE and Incorporate 
Conditions in Applicable Regulations to Tentative Tract Map 

Since July 1, 2021, California law requires that all development in areas designated as Very 
High Fire Hazard Severity Zones (VHFHSZ) are subject to the state minimum wildfire protection 
standards. Those regulations require that “future design and construction of structures, subdivisions 
and developments in . . . the VHFHSZ shall provide for basic emergency access  . . . as specified” in 
the regulations. (Cal. Code Regs., tit. 14, §1270.02(b).) For reference, a copy of the approval 
Statement Minimum Fire Safe Regulations is attached as Exhibit 1. The regulations expressly apply 
to “all tentative and parcel maps” (id. § 1270.03 (a)(3)) as well as “permitting or approval of new 
parcels” (id., 1270.03(c)(1)). Under the regulations, local government must provide the Director of 
CAL FIRE with “notice of applications for [inter alia] tentative parcel maps, tentative maps . . . 
within . . . the VHFHSZ.” (Id., § 1270.04(a).) The Director or designee may make recommendations 
on the maps and the local government “shall ensure that the applicable sections of [the regulations] 
become a condition of approval of any applicable construction or development permit or map.” (Id., § 
1270.04(b)-(c).) 

It is beyond dispute that the project location is in the VHFHSZ. Yet there is no evidence that 
the City has met its preliminary obligations under the State Minimum Fire Safe Regulations in its 
review of the tentative tract map, which is indisputably covered under the regulatory requirements. 
The proposed conditions for the Tentative Tract Map reflect no compliance with the State Minimum 
Fire Safe Regulation. There is no discussion in the staff report that the City has presented the 
proposed tentative tract map to CAL FIRE, nor do the proposed conditions discuss any of the 
“applicable sections” of the regulations and make compliance a condition of approval. In addition to 
the ingress and egress requirements discussed below, the regulations address water supply for wildfire 
emergency, build and parcel siting and setbacks, fuel breaks, and greenbelts and parks, all of which 
bear on the tentative tract map. 

As one example, the regulations require that local governments determine the “need and 
location for Fuel Breaks” in consultation with CAL FIRE, whenever the local government engages in 



Sierra Madre Planning Commission 
February 1, 2024 
Page 2 

 “the permitting or approval of three (3) or more new parcels.” (Cal Code. Regs., tit. 14, § 1276.03(a)(1).) The 
regulations define “Fuel Break” as “[a] strategically located area where the volume and arrangement of 
vegetation has been managed to limit fire intensity, fire severity, rate of spread, crown fire potential, and/or 
ember production.” (Id., § 1270.01(n).) Fuel breaks may be required at certain locations, including directly 
adjacent to defensible space, directly adjacent to roads, and in greenbelts or similar locations. (Id., § 
1276.03(d).) Fuel breaks must be “completed prior to the commencement of any permitted construction.” (Id., 
§ 1276.03(e).) The phrase “fuel break” appears nowhere in the agenda packet for the current Planning 
Commission hearing. 

Similarly, the conditions for the tract map do not address the provision of emergency water, either 
prior to construction (Cal. Code Regs., tit. 14, § 1275.02(a)) or whether emergency water is adequately 
provided by the required hydrants (Id., § 1275.02(b)). Nor do the conditions incorporate the detailed 
requirements for fire hydrants in the regulations. (Id., § 1275.03.) Specific building setback requirements are 
imposed by the regulations, which the project does not satisfy, but there is no discussion of which 
mechanisms are being imposed to “reduce structure-to-structure ignition,” as necessary for reduced setbacks. 
(Id., § 1276.01(b).) There is no discussion whatsoever in the tract map report regarding wildfire prevention, as 
if the project were not in the VHFHSZ.  But of course it is, and the state now requires that such issues be 
addressed at the time of the tentative tract map. Now is the time, yet the City has failed to address any. 

The tentative tract map cannot be approved until the City has complied with the State Minimum Fire 
Safe Regulation. The regulations are clear that consultation and compliance with the regulatory conditions 
must be included in the tract map itself, not undertaken at a later date. 

State Minimum Fire Safe Regulation: Non-Compliance with Ingress and Egress Requirements 

A major concern of the State Minimum Fire Safe Regulations is ensuring adequate ingress and egress 
from new developments in the VHFHSZ. “Roads . . . whether public or private . . . shall provide for safe 
access for emergency wildfire equipment and civilian evacuation concurrently, and shall provide unobstructed 
traffic circulation during a wildfire emergency consistent with [the requirements of the regulations].” (Cal. 
Code Regs., tit. 14, § 1273.00.) As presented in the tentative tract map, it appears that the map does not 
satisfy the Ingress and Egress requirements of the regulations. 

The Sunnyside Avenue entrance to the project is, as a result of Carter’s narrow width adjacent to the 
project, functionally a dead end road: “A road that has only one point of vehicular ingress/egress, including 
cul-de-sac and roads that loop back on themselves.” (Cal. Code Regs., tit. 14, § 1270.01(e).) Although the 
project’s internal roads connect to Carter, ultimately, Carter immediately adjacent to the project does not 
appear to meet the State Minimum Fire Safe Regulation requirements for access. “All roads shall be 
constructed to provide a minimum of two ten (10) foot traffic lanes, not including shoulder and striping. 
These traffic lanes shall provide for two-way traffic flow to support emergency vehicle and civilian egress, 
unless other standards are provided in this article or additional requirements are mandated by local 
jurisdictions.” (Id., § 1273.01(a).) Traffic lane is defined as “[t]he portion of a road or driveway that provides 
a single line of vehicle travel.” (Id., § 1270.01(ff).) Moreover, road surfaces “shall be designed and 
maintained to support the imposed load of fire apparatus weighing at least 75,000 pounds.” (Id., § 
1273.02(a).) There is no information in the record whether Carter is currently adequate for such loads, but it is 
an old narrow roadway not designed for regular use in the portion nearest the project site.  

As the January 30, 2024 photos included in Exhibit 2 demonstrate, this portion of Carter is in poor 
condition and is quite narrow. The pavement is significantly degraded in portions, particularly near the 
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Monastery.1 A large truck using the street had challenges passing a dumpster placed for collection by Bailey 
Canyon Park. It is difficult to imagine that street being safely utilized to evacuate 50 to 60 vehicles while 
being utilized for in-bound emergency vehicle traffic.  

Indeed, the conditions on Carter, given the location in the VHFHSZ, are “likely to cause serious 
public health problems,” a basis for denial of the tentative tract map. There is no evidence that the project 
design complies with the State Minimum Fire Safe Regulations attached as Exhibit 1. The physical conditions 
of Carter and its narrow width would support a finding that safe ingress and egress during a fire emergency 
would be impossible and thus likely to be “detrimental to public health, safety, and welfare.” Without 
including the widening of Carter, and without compliance with the State Minimum Fire Safe Regulations, the 
tract map should not be approved. 

Carter Avenue Widening Additionally Required Because Carter Between the Project and Lima Is Not 
a Official City Street and Thus the Creation of the New Public Street Must Satisfy the Municipal Code 

Carter Avenue between Lima and the gate is not officially a public street. The Assessor shows this 
property as a parcel of land owned by the City of Sierra Madre, unlike other streets. The Assessor’s Map 
(Exhibit 3) shows Carter Avenue ending at Lima, and simply shows the area where Carter extends to the west 
as slim parcel.  

For this reason, Sierra Madre Municipal Code section 16.32.035 apply to the construction of Carter 
west of Lima as a public road. “[T]he city’s public streets standards shall require at least thirty feet of road 
easement to accommodate two travel lanes, one parking lane, and a pedestrian walkway.” This provision also 
makes clear that street improvements are considered as part of the approval process for a tentative tract map. 
By failing to include any information on the Carter improvement, the tentative tract map application fails to 
apprise decision makers of the scope of the map, to provide information on whether the residents of this 
development will be able to escape their homes in the event of a fast-moving wildfire, a mudslide due to 
torrential rains on burned slopes above, or other hazards that exist on the urban/wildland boundary. This is not 
a concern to be taken lightly, brushed off, or ignored as if it is unnecessary. 

Carter Avenue Offsite Improvements are Required as a Condition of Approval for the Tentative Tract 
Map, and Proposed Conditions Are Inadequate 

The staff report notes that Section 4(i) of the Development Agreement “mandates the offsite 
improvement of Carter Avenue.” The Development Agreement defines “Carter Avenue Right of Way” as 
“the public right of way necessary for the proposed offsite improvements, as defined in Section 4(i).” 
However, section 4(i) does not provide any further detail on the scope of the proposed offsite improvement. 
Attachment F to the development agreement at least provide some detail. The conditions for the tentative tract 
map must be more specific than simply referring to the Development Agreement. For one, the Development 
Agreement could be altered. But the improvement of Carter Avenue is a necessary safety feature. The TTM 
must be specific enough for an evaluation to be made whether the applicant has satisfied the requirement to 
construct the offsite improvements, including widening Carter Avenue to permit simultaneous ingress and 

 
1 It appears that the applicant proposes to retain the gates at Carter, though they shall be “permanently 

open.” This requirement is not a condition of the tract map, and there is no analysis whether the gate entrance 
on Carter is adequate in width and functionality under the regulations. (Cal. Code Regs., tit 14, § 1273.09.) 
Such information must be also be considered and addressed in the tract map in compliance with the state 
regulations.  
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egress in two complete traffic lanes. The condition proposed simply states the applicant shall acquire the right 
of way and enter an improvement agreement – but that omits even the basic components of the Development 
Agreement to “obtain all required approvals form the County . . . for the construction of the Carter Avenue 
offsite improvements.” This must be required before the final map can be recorded, at a minimum.  

Moreover, the Development Agreement requires that the Applicant “post security for the completion 
of the improvements as provided in the California Subdivision Map Act.” The Tentative Tract Map 
Conditions must require the posting of this security, and it does not.  

Finally, the widening of Carter Avenue is a component of the off site improvements, but the off site 
improvements of Carter include other components for pedestrians that do not have the same life and safety 
impacts that the narrow width of Carter poses. The TTM should contain a separate condition requiring Carter 
to satisfy the State Minimum Fire Safe Regulations from the property border to the intersection with Lima, 
and not permit recordation of the final map until such condition is satisfied. 

Tentative Tract Map Application Missing Critical Sierra Madre Municipal Code Requirements 

This application should be deemed incomplete because it does not contain of all the required 
information in Sierra Madre Municipal Code section 16.12.040, most notably as to Carter Avenue. The 
tentative map lacks:  

“The width and approximate locations of all existing or proposed easements or rights-of-way whether for 
public or private roads, drainage, sewer, public utility, or flood control purposes, shown by dashed lines.” 
(SMMC 16.12.040 A. 5.)  

The width of the existing and proposed right of way at Carter Avenue east of the project is not shown. The 
right of way is a part of the project and must be included in the tract map. 

“The locations, widths and approximate grades of all existing and proposed highways, streets, alleys and 
ways, or ways within and adjacent to such tentative map.” (SMMC 16.12.040 A. 7.) 

The map does not contain information about the width of Carter Avenue east of the project. 

“The locations of all areas subject to inundation or flood hazard and the locations, width, and directions of 
flow of all watercourses and flood control areas within and adjacent to the property involved.” (SMMC 
16.12.040 A.9.)  

Adjacent watercourses in Bailey Canyon Wilderness Park are not depicted on maps. 

Moreover, there is no information included about the Carter Avenue off-site improvements. The 
Applicant has planned to conduct these improvements since it began the environmental review process. 
Without any detail on what the Applicant will do in this regard, and with no indicia that the Applicant can 
accomplish it, the City must require as much information as possible and impose all limitations to ensure that 
no work and irreversible degradation of the project site takes place unless Carter will be improved for safe 
ingress/egress.  

Yours truly, 

Beverly Grossman Palmer 

Cc: Jose Reynoso, City Manager; Clare Lin, Senior Planner; and Aleks Giragosian, City Attorney (email only)
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Exhibit 2 



Entrance to Meadows at Carter



Additional Views of Meadows Entrance



Large Truck Navigating Dumpster on Carter



Carter Approaching Grove



Degraded Pavement on Carter



Exhibit 3 






