CITY OF ALHAMBRA
AGENDA
ALHAMBRA PLANNING COMMISSION
November 21, 2022

CORONAVIRUS (COVID-19) ADVISORY NOTICE
Consistent with AB 361, the Planning Commission meeting will not be physically open to the public,
although the public may participate by video conference or teleconference and all Commission
members will participate via video conference or teleconference rather than attend in person.
Watch and listen to the meeting via Zoom Webinar as follows:
Zoom Webinar direct link:

https://us02web.zoom.us/j/82735405361
Webinar ID: 827 3540 5361
Or by telephone by dialing (833) 548-0276 (Toll Free) or (833) 548-0282 (Toll Free) or (877) 853-5257 (Toll
Free) or (888) 475-4499 (Toll Free) or +1(669) 900-9128 or +1(253) 215-8782 or +1(346) 248-7799 or +1(301)
715-8592 or +1(312) 626-6799 or +1(646) 558-8656 and entering Webinar ID: 827 3540 5361. Please Note:
All members of the public calling or logging into the meeting will be muted so that the meeting can proceed.
Addressing the Planning Commission:
Via Zoom or Telephone: “Raise your hand” - Members of the public may speak by using the “Raise Hand”
function during the public comments portion, if on Zoom or telephone. Staff will unmute speakers participating
via Zoom or telephone and announce your name when it is your time to speak.
Remarks are limited to 5 minutes; however, the presiding officer may either extend or reduce the maximum time
to such period of time as the Commission may determine.
Any member of the public who needs accommodations or who needs their comments translated should email or
call the Community Development Department at plam@cityofalhambra.org or (626) 570-5034. All requests for
accommodations or translation services shall be made by 4 p.m. the Thursday prior to the Planning Commission
meeting. If accommodation or translation is not requested by 4 p.m. the Thursday prior to the Planning
Commission meeting, staff will try to accommodate the request to the best of their efforts to provide as much
accessibility as possible while also maintaining public safety. Given the challenges of teleconference and
video conference meetings, all participants are encouraged to email their comments prior to the
beginning of the meeting, but are not required to do so.

1

AGENDA
REGULAR MEETING
ALHAMBRA
CITY PLANNING COMMISSION
111 South First Street
November 21, 2022
7:00 p.m.

CALL MEETING TO ORDER:
ROLL CALL:
ANTONIO GARDEA, President
WING HO
CHRISTOPHER JUAREZ
JACOB MOJARRO
CHRIS OLSON

ERIC GARCIA, Vice President
CALIMAY PHAM
RON SAHU
KENT TSUJII
NOYA WANG

FLAG SALUTE: Led by President Gardea
CONSENT AGENDA:
Pursuant to Alhambra Municipal Code Section 23.78.020, all items listed on the Consent Agenda will be
enacted by one motion based on the recommended actions listed below unless a citizen or a
Commissioner requests that an item be removed and be heard separately. Items placed on the Consent
Agenda include smaller scale projects, projects which do not require Variances, projects which are being
continued to future meetings and ministerial matters (minutes, resolutions, etc.).
1.

MINUTES – OCTOBER 17, 2022
Recommended Action: Commission review and approve as submitted the Minutes of the
October 17, 2022 Regular Meeting of the Alhambra Planning Commission.

2.

MINUTES – NOVEMBER 7, 2022
Recommended Action: Commission review and approve as submitted the Minutes of the
November 7, 2022 Regular Meeting of the Alhambra Planning Commission.
2

DISCUSSION ITEMS:
3.

PRESENTATION ON EXISTING DOWNTOWN PARKING CONDITIONS AND PARKING DATA
This is a presentation on existing parking conditions and parking data within the vicinity of the
Downtown presented by Planning Division staff.
Recommended Action: It is recommended that the Planning Commission receive and file this
informational report and provide input to Staff as deemed appropriate.

4.

PRESENTATION SERIES ON THE COMPREHENSIVE ZONING CODE UPDATE
This is the sixth presentation in a series of presentations on the Comprehensive Zoning Code
Update project presented by Planning Division staff.
Recommended Action: It is recommended that the Planning Commission receive and file this
informational report and provide input to Staff as deemed appropriate.

PUBLIC HEARINGS:
5.

PLANNED DEVELOPMENT PERMIT PD‐22‐17
2708 Birch Street
Applicant: Johnny Yu
This is an application to demolish an existing 1,127 square foot single‐family dwelling and
detached one‐car garage and develop a new 1,332 square foot, two‐story single‐family
dwelling with an attached two‐car garage at the front of the property, hereby referred to as
Building A, and a new 1,552 square foot, two‐story single‐family dwelling with an attached
two‐car garage at the rear of the property, hereby referred to as Building B, on a site of
approximately 8,250 square feet located in the R‐2 (Limited Multiple Family Residential) zone.
(This application is exempt from the California Environmental Quality Act)
Recommended Action: Adopt Resolution 22‐35 approving Planned Development Permit PD‐
22‐17 subject to the Conditions of Approval.

6.

PLANNED DEVELOPMENT PERMIT PD‐22‐22, VARIANCE VAR‐22‐05, CONDITIONAL USE
PERMIT CUP‐22‐09, AND FINDING OF PUBLIC CONVENIENCE OR NECESSITY
214 West Main Street
Applicant: Steven Chen
This is an application for a Commercial Planned Development Permit, Variance, Conditional
Use Permit, and Finding of Public Convenience or Necessity to establish a market with a Type
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20 (Off‐Sale Beer and Wine) License in an existing commercial lease space with less than the
number of required parking spaces located at 214 West Main Street in the Central Business
District (CBD) and Downtown Revitalization District zone.
(This application is exempt from the California Environmental Quality Act)
Recommended Action: Adopt Resolution 22‐36, approving Planned Development Permit PD‐
22‐22, Variance VAR‐22‐05, Conditional Use Permit CUP‐22‐09, and a Finding of Public
Convenience or Necessity, subject to the Conditions of Approval.
DIRECTOR’S REPORT:
At this time the Director of Community Development, or his/her designee, will provide updates on
projects, programs or events within the City and make announcements as deemed necessary.
ORAL COMMUNICATIONS (TIME LIMIT – 5 MINUTES):
Citizens wishing to address the Commission on any matter within the subject matter jurisdiction of the
Commission not on the Agenda may do so at this time. Please note that while the Planning Commission
values your comments, pursuant to the Brown Act, the Planning Commission cannot take action unless
the matter appears as an item on a forthcoming agenda.
COMMISSION COMMUNICATIONS/ANNOUNCEMENTS:
Each Commissioner at his/her discretion may address the Commission and public on matters of
general information and/or concern, including announcements and future agenda items.
ADJOURNMENT:
The next regularly scheduled meeting of the Alhambra Planning Commission will be held on Monday,
December 5, 2022, at 7:00 p.m.
NOTICE:
AGENDA ITEMS: Copies of the staff reports or other written documentation relating to each item of
business described herein above are on file in the offices of the Community Development Department in
City Hall, 111 South First Street, Alhambra, California, and are available on the City’s website. If you
would like to sign‐up to receive the Planning Commission meeting agenda and staff reports packet,
please visit the City’s website at www.cityofalhambra.org and you will be able to submit your email
address on the homepage to the subscription service.
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APPEALS: Any person wishing to appeal any decision of the Planning Commission to the City Council
may do so by filing an appeal in writing along with the appropriate appeal fee to the Community
Development Department in City Hall within 10 calendar days of the Planning Commission decision. The
appeal period for items on this agenda expires at the close of business on December 1, 2022.

Meeting Rules and Regulations
Section 2.24.060 of the Alhambra Municipal Code provides for the Planning Commission to establish and enforce
its own rules and regulations for its meetings. The Planning Commission uses those rules and regulations
established by the Municipal Code and implemented for use by the City Council.
Members of the public may speak using the “Raise Hand” function during the public comments portion, if on
Zoom or telephone. Staff will unmute speakers participating via Zoom or telephone and announce your name
when it is your time to speak.
All remarks shall be addressed to the Commission as a body and not to any member thereof. No person, other
than the Commission and the person having the floor, shall be permitted to enter into any discussion, either
directly or through a member of the Commission, without the permission of the President. No question shall be
asked a Commissioner except through the President.
Standards of Decorum: Any person addressing the Commission who refuses to stop speaking after his/her time
has expired or any person who behaves in such a manner as to interfere with or impede the progress of the
Planning Commission meeting who, after a request by the President, refuses to cease such behavior may be
muted upon direction of the President.
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CITY OF ALHAMBRA PLANNING COMMISSION
ACTION MINUTES
Regular Meeting
October 17, 2022

A.

CALL MEETING TO ORDER:

B.

ROLL CALL:
Present:
Absent:

7:00 P.M. via video conference and teleconference

Ho, Juarez, Mojarro, Olson, Tsujii, Gardea
Pham, Sahu, Wang, Garcia

Staff Present: Vanessa Reynoso, Deputy Director; Paul Lam, Principal Planner; Maia
McCurley, Senior Planner; Megan Wu, Associate Planner; Kassandra
Cornejo, Assistant Planner; Erica Vega, Deputy City Attorney
C.

FLAG SALUTE:

Led by President Gardea

D.

CONSENT AGENDA:
ITEM 1:

MINUTES – OCTOBER 3, 2022
 Request: This is a request for the Planning Commission to approve
the Minutes of the October 3, 2022, Regular Meeting of the Alhambra
Planning Commission.
 Recommended Action: Commission review and approve as
submitted the Minutes of the October 3, 2022, Regular Meeting of the
Alhambra Planning Commission.

ITEM 2:

EXTENSION FOR PLANNED DEVELOPMENT PERMIT PD-21-22
AND REVISION TO CONDITIONAL USE PERMIT CUP-16-15
 1508 South Marengo Avenue
 Request: This is a request for a one-year time extension for the
previously approved Planned Development Permit PD-21-22 and
Revision to Conditional Use Permit CUP-16-15 for the construction
of a new 2-story, 11,286 square foot, 34-bed skilled nursing facility
addition to an existing skilled nursing facility located on a site of
approximately 69,261 square feet (1.59 acres) located in the R-3
(High Density Residential) zone.
 Recommended Action: Adopt Resolution 22-32 approving a oneyear extension for Planned Development Permit PD-21-47 and
Conditional Use Permit CUP-21-23, subject to the Conditions of
Approval.

1
10/17/2022

MOTION:





Moved to approve Consent Agenda Item 1 and 2.
Moved by Commissioner Olson, Seconded by Commissioner Ho.
The motion carried by the following roll call vote:
Roll Call Vote: 6-0
Ayes:
Ho, Juarez, Mojarro, Olson, Tsujii, Gardea
Noes:
None
Abstain: None
Absent: Pham, Sahu, Wang, Garcia



For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3748/PC-Meeting--October-17-2022-audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3750/PC-Meeting--October-17-2022-video-MP4

E.

DISCUSSION ITEMS:
ITEM 3:

PRESENTATION SERIES ON THE COMPREHENSIVE ZONING
CODE UPDATE
 This is the fifth presentation in a series of presentations on the
Comprehensive Zoning Code Update project presented by Planning
Division staff.
 Recommended Action: It is recommended that the Planning
Commission receive and file this informational report and provide
input to Staff as deemed appropriate.
 Principal Planner Paul Lam provided the Staff presentation.
 Commissioner Comments – General:
o The Commissioners requested Staff provide information about
past Variance applications for parking reductions and data on
parking within the Central Business District (CBD) zone in
advance of the next Zoning Code Update presentation.
o The Commissioners stated it would be helpful to have Staff
provide information on the location of major transit stops and
areas within a ½ mile radius of the major transit stops.
o The Commissioners requested the Zoning Map be incorporated
into the next presentation to provide a visual reference point
during discussions.
 Commissioner Comments – Residential Zoning Districts:
o The Commissioners discussed property development standards,
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including the use of floor area ratios and lot coverage percentages
as well as building setback requirements.
o The Commissioners expressed concern with height differences
between adjacent properties located in different zones and
discussed how development standards can mitigate potential
impacts without preventing development from occurring.
o The Commissioners discussed incorporating design elements into
development standards to allow for greater flexibility and
variation in designs.
o The Commissioners discussed how recent State legislation related
to parking requirements for new developments may impact
property development standards.
Commissioner Comments – Commercial Zoning Districts:
o The Commissioners inquired about floor area ratios (FAR),
maximum height limitations and proposed residential densities.
o The Commissioners suggested reviewing the site inventory from
the Housing Element Update to provide greater context for how
the proposed development standards may impact existing sites.
o The Commissioners discussed the need to accommodate both
commercial uses and residential uses through the proposed
development standards, and ensure compatibility between
existing and new developments.
Commissioner Comments – Employment Zoning Districts:
o The Commissioners inquired into the portions of the City that are
located within the Professional Office and Industrial zones.
o The Commissioners inquired about maximum height limitations.
o The Commissioners discussed how the proposed development
standards will make the development of some uses more feasible.
Commissioner Comments – Public & Semi-Public Zoning
Districts:
o The Commissioners inquired into the portions of the City that are
located within the Open Space zone and what types of properties
and developments this consists of.
o The Commissioners discussed what type of structures and
facilities would be impacted by the proposed development
standards for the Open Space zone.
Public Comments:
Burt Ng requested clarification on maximum density requirements in
residential zones. Mr. Ng expressed concern with maximum height
limitations in the proposed Zoning Code Update and compatibility
with existing developments.
Melissa Michelson questioned if other jurisdictions utilize
development standards similar to what is proposed in the Zoning
Code Update. Ms. Michelson also indicated a preference for
maintaining lower residential densities and development standards
requiring larger building setbacks and lesser maximum height
requirements. Ms. Michelson expressed concern with maps not being
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incorporated into the presentations to date, and inquired into the basis
for the proposed changes in the Zoning Code Update. Ms. Michelson
stated she would like mixed-uses throughout the City and inquired
about the boundaries of the Central Business District (CBD). Ms.
Michelson expressed concern with maximum height limitations in the
proposed Zoning Code Update and compatibility with existing
developments.
Ted Slaught inquired about an existing development project under
construction and expressed concern that the development standards in
the Zoning Code Update would result in a move away from the types
of dense, urban projects that have previously been approved. Mr.
Slaught asked Staff and the Commission to consider the impact height
limitations and density limitations may have upon the ability develop
projects and attract certain businesses and uses, especially within the
Central Business District (CBD). Mr. Slaught commented on the East
Main Commercial (EMC) zone previously being part of the Central
Business District (CBD) zone. Mr. Slaught inquired on the method
for calculating building heights and commented that higher height
limits will enable more commercial opportunities in the City. Mr.
Slaught suggested adding a flexible height standard.
Jennifer Ng asked Staff for clarification on building height
limitations within the Commercial Mixed-Use (CMU) zone. Ms. Ng
expressed concern with maximum height limitations in the proposed
Zoning Code Update and compatibility with existing developments.
Ms. Ng inquired if Staff can provide a map of major transit stops in
advance of the next Zoning Code Update presentation. Ms. Ng also
thanked Staff and the Commission for modifying the presentation
series format. Ms. Ng inquired into the current development standards
for the Open Space zone and how those applied to existing structures
and facilities within the Open Space zone.
Lewis McCammon expressed concern with maximum height
limitations in the proposed Zoning Code Update and compatibility
with existing developments.
Marisol Grier expressed a desire to preserve commercial uses within
the City as well as a concern with maximum height limitations in the
proposed Zoning Code Update and compatibility with existing
developments.
Cody Corbett expressed concern with maximum height limitations
in the proposed Zoning Code Update and compatibility with existing
developments.


For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3748/PC-Meeting--October-17-2022-audio-MP3
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Video:
https://www.cityofalhambra.org/DocumentCenter/View/3750/PC-Meeting--October-17-2022-video-MP4
F:

PUBLIC HEARINGS:


G.

There were no Public Hearing items.

DIRECTOR’S REPORT:


Deputy Director Reynoso reported on Staff’s update to the City Council on the
City’s Inclusionary Housing Ordinance (IHO) at the September 26th City Council
meeting, and provided an update on the status of the City’s Housing Element Update,
which was most recently submitted to the State Department of Housing and
Community Development for review on August 11th.



For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3748/PC-Meeting--October-17-2022-audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3750/PC-Meeting--October-17-2022-video-MP4

H.

PUBLIC COMMENTS/ORAL COMMUNICATIONS:


I.

There were none.

COMMISSION ORALS:




Commissioner Tsujii inquired about the deadline for the Housing Element and the
process to get the revised Housing Element document approved through the State
Department of Housing and Community Development (HCD) as well as the City
Council and Planning Commission.
President Gardea inquired if the Planning Commission would be returning to inperson meetings with Governor Newsom’s recent announcement related to the end of
the emergency declaration in February.
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For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3748/PC-Meeting--October-17-2022-audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3750/PC-Meeting--October-17-2022-video-MP4

J.

ADJOURNMENT:


There being no other business, the meeting was adjourned at 9:39 P.M. to Monday,
November 7, 2022, at 7:00 P.M.

_______________________________
Antonio Gardea
President
ATTEST:
_______________________
Maia McCurley
Senior Planner
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CITY OF ALHAMBRA PLANNING COMMISSION
ACTION MINUTES
Regular Meeting
November 7, 2022

A.

CALL MEETING TO ORDER:

B.

ROLL CALL:
Present:
Absent:

7:00 P.M. via video conference and teleconference

Olson, Pham, Sahu, Tsujii, Wang, Garcia, Gardea
Ho
Commissioner Juarez and Commissioner Mojarro arrived at 7:02 P.M.

Staff Present: Vanessa Reynoso, Deputy Director; Paul Lam, Principal Planner; Maia
McCurley, Senior Planner; Megan Wu, Associate Planner; Kassandra
Cornejo, Assistant Planner; Jessica Vargas, Planning Technician; Erica
Vega, Deputy City Attorney
C.

FLAG SALUTE:

Led by President Gardea

D.

CONSENT AGENDA:
ITEM 1:

MINUTES – OCTOBER 17, 2022
 Request: This is a request for the Planning Commission to approve
the Minutes of the October 17, 2022, Regular Meeting of the
Alhambra Planning Commission.
 Recommended Action: Commission review and approve as
submitted the Minutes of the October 17, 2022, Regular Meeting of
the Alhambra Planning Commission.

ITEM 2:

EXTENSION FOR PLANNED DEVELOPMENT PERMIT PD-21-40
AND CONDITIONAL USE PERMIT CUP-20-04
 1318 and 1322 West Alhambra Road
 Request: This is a request for a one-year extension for the previously
approved Planned Development Permit PD-21-40 and Conditional
Use Permit CUP-20-04 to allow a religious institution’s Buddhist
meditation center and a single-family residence to occupy an existing
5,000 square foot building that was previously a market, on an
approximate land area of 16,500 square feet located in the R-2
(Limited Multiple Family Residential) zone.
 Recommended Action: Adopt Resolution 22-33 approving a oneyear extension for Planned Development Permit PD-21-40 and
Conditional Use Permit CUP-20-04, subject to the Conditions of
1
11/07/2022

Approval.
MOTION:







Moved to continue Consent Agenda Item 1 to the next regularly
scheduled Planning Commission meeting, and moved to approve Consent
Agenda Item 2.
Moved by Commissioner Sahu, Seconded by Commissioner Olson.
The motion carried by the following roll call vote:
Roll Call Vote: 7-0
Ayes:
Olson, Pham, Sahu, Tsujii, Wang, Garcia, Gardea
Noes:
None
Abstain: None
Absent: Ho
Juarez and Mojarro arrived at 7:02 P.M.

For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3840/PC-Meeting--November-7-2022-Audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3839/PC-Meeting--November-7-2022-Video-MP4

E.

DISCUSSION ITEMS:


F:

There were no Discussion items.

PUBLIC HEARINGS:
ITEM 3:

CONDITIONAL USE PERMIT CUP-22-05
 288 West Valley Boulevard, Unit 110
 Request: This is an application for a Conditional Use Permit to allow
an on-premise alcoholic beverage license (Type 41) for the sale of
beer and wine in conjunction with meal service in an existing
restaurant, A-Me Kitchen, located in the VSP (Valley Boulevard
Corridor Specific Plan) zone.
 Recommended Action:
Adopt Resolution 22-34 approving
Conditional Use Permit CUP-22-05, subject to the Conditions of
Approval.
 Planning Technician Jessica Vargas provided the Staff
presentation.
 Ricky Yu and Jerry Liang, business owner and applicant,
respectively, were available to answer questions.
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MOTION:







Commissioner Comments:
The Commissioners inquired about the number of Type 41 ABC
licenses that have been issued along Valley Boulevard and within the
immediate vicinity of A-Me Kitchen. The Commissioners further
inquired if there is an overconcentration of licenses in the area and
whether a Finding of Public Convenience or Necessity would be
necessary.
The Commissioners inquired about the style of cuisine served at AMe Kitchen.
Public Comments:
There were none.

Moved to approve Conditional Use Permit CUP-22-05.
Moved by Commissioner Sahu, Seconded by Commissioner Wang.
The motion carried by the following roll call vote:
Roll Call Vote: 9-0
Ayes:
Juarez, Mojarro, Olson, Pham, Sahu, Tsujii, Wang, Garcia,
Gardea
Noes:
None
Abstain: None
Absent: Ho

For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3840/PC-Meeting--November-7-2022-Audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3839/PC-Meeting--November-7-2022-Video-MP4

G.

DIRECTOR’S REPORT:


Deputy Director Vanessa Reynoso reported that the Zoning Code Update
presentation series will continue at the November 21, 2022 Planning Commission
meeting, and the focus of the presentation will be on parking.



For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3840/PC-Meeting--November-7-2022-Audio-MP3
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Video:
https://www.cityofalhambra.org/DocumentCenter/View/3839/PC-Meeting--November-7-2022-Video-MP4
H.

PUBLIC COMMENTS/ORAL COMMUNICATIONS:


Jennifer Ng commented that the Planning Commission should allow members of the
public to speak on consent agenda items before those items are either approved or
denied. Ms. Ng also discussed the action minutes for the October 17, 2022 Planning
Commission meeting and whether they reflect all comments received.



Marisol Grier discussed the action minutes for the October 17, 2022 Planning
Commission meeting and whether they reflect all comments received. Ms. Grier also
requested consideration be given to returning to in-person meetings for the Planning
Commission. Ms. Grier inquired if the robo-reader to read e-mails into the record will
be reinstituted.



The Commissioners discussed the nature of the action minutes prepared for Planning
Commission meetings, and what constitutes the administrative record. The
Commissioners further discussed how comments provided during recent discussion
items on the Zoning Code Update are being recorded and how these comments are
being made publicly available.



Lewis McCammon discussed Almansor Street being the natural dividing line and
boundary for the East Main Commercial corridor. Mr. McCammon also discussed the
action minutes for the October 17, 2022 Planning Commission meeting and whether
they reflect all comments received. Mr. McCammon also spoke about reinstituting a
protocol requiring comments to be submitted a few hours in advance of the meeting in
order to be read into the record. Mr. McCammon indicated that an item involving a
new 70-foot tall building was on the agenda for a previous City Council meeting,
wherein it was explained that buildings of that height are classified by the State in a
special category that must meet certain requirements. Mr. McCammon inquired if
notes from initial stakeholder interviews conducted as part of the Zoning Code Update
process would be made available on the City website.



Miaoyan Shih inquired as to why the consent agenda item for the extension of the
approved applications for the Buddhist meditation center were continued to the next
Planning Commission meeting.



Kay Tan indicated that her question had already been answered.



For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
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https://www.cityofalhambra.org/DocumentCenter/View/3840/PC-Meeting--November-7-2022-Audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3839/PC-Meeting--November-7-2022-Video-MP4
I.

COMMISSION ORALS:


Commissioner Wang discussed the format of Planning Commission meetings and
the need to continue examining possible hybrid meeting formats allowing
participation on Zoom and in-person.



Commissioner Mojarro spoke about the feedback he has received on the Zoom
meeting format and expressed that there is a need to have in-person meetings,
especially with the Zoning Code Update presentations. Commissioner Mojarro asked
Staff to arrange for in-person meetings for the final presentations of the Zoning Code
Update.



For additional information regarding the discussion, the audio and video
recordings of the discussion is available here:
Audio:
https://www.cityofalhambra.org/DocumentCenter/View/3840/PC-Meeting--November-7-2022-Audio-MP3
Video:
https://www.cityofalhambra.org/DocumentCenter/View/3839/PC-Meeting--November-7-2022-Video-MP4

J.

ADJOURNMENT:


There being no other business, the meeting was adjourned at 7:48 P.M. to Monday,
November 21, 2022, at 7:00 P.M.
_______________________________
Antonio Gardea
President

ATTEST:
_______________________
Maia McCurley
Senior Planner
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LOCATION
The site is located mid-block on the south side of Birch Street, between Huntington Drive and
North Fremont Avenue. The site consists of one (1) lot, which is developed with an existing onestory, 1,127 square foot single-family dwelling and a detached one-car garage. The properties
along this stretch of Birch Street are zoned R-2 (Limited Multiple Family Residential) and are
developed as multi-family housing and single-family housing. Specifically, the subject site is
bounded to the north, east, south, and west by R-2 zoned properties comprised of a mix of singlefamily dwelling units and limited multi-family dwelling units. The properties within the
neighborhood were largely constructed in the period between the 1920’s to the 1980’s and reflect
a variety of architectural styles rather than adhering to one particular type of architectural style.
Table 1
Surrounding Properties
Subject Property
North
South
East
West

Zoning and General Plan Classification
Existing Zoning & General Plan Designation
R-2 (Limited Multiple Family Residential) / Medium Density
Residential
R-2 (Limited Multiple Family Residential) / Medium Density
Residential
R-2 (Limited Multiple Family Residential) / Medium Density
Residential
R-2 (Limited Multiple Family Residential) / Medium Density
Residential
R-2 (Limited Multiple Family Residential) / Medium Density
Residential

ANALYSIS
The Applicant is requesting approval for the construction of Building A, a new 1,332 square foot,
two-story unit with an attached two-car garage at the front of the property, and Building B, a new
1,552 square foot, two-story unit with an attached two-car garage at the rear of the property. Multifamily developments are permitted in the R-2 zone pursuant to Alhambra Municipal Code
(“AMC”), Section 23.18.020(B) [Multi-family Dwellings]; however, a Planned Development
Permit is required for all structures within the R-2 zone pursuant to AMC Section 23.62.020(A).
Building A is proposed as the new front unit, with approximately 1,332 square feet of floor area
consisting of three (3) bedrooms, three (3) bathrooms, kitchen, and great room, along with an
attached two-car garage providing direct interior access to the unit. The unit’s frontage, including
the primary entrance, will face the front property line along Birch Street. Building B is proposed
as the new rear unit to be located behind Building A, with approximately 1,552 square feet of floor
area consisting of four (4) bedrooms, three (3) bathrooms, kitchen, and great room, along with an
attached two-car garage providing direct interior access to the unit. The unit’s frontage, including
the primary entrance, will face the east side property line.

PD-22-17
Page 2 of 41

Development Standards
The proposed development complies with applicable setbacks, distance between buildings, floor
area ratio, height, and other design and development standards of the R-2 zone outlined in Sections
23.18.060 and 23.42.020 of the AMC, which are described and summarized in Table 2 below.
The front yard setback for the R-2 zone requires an average of the front setbacks of the two adjacent
properties, with a minimum of 20 feet. The adjacent property to the west has a front setback of
approximately 30 feet and the adjacent property to the east has a front setback of approximately
25 feet, thus requiring a minimum front yard setback of 27 feet six (6) inches for the subject
property. The front unit, Building A, will be located 27 feet six (6) inches from the front property
line in conformance with the front yard setback requirement. The rear unit, Building B, will be
located 20 feet 10 inches from the rear property line in conformance with the R-2 zone’s 10-foot
minimum rear yard setback requirement.
The front unit, Building A, is also required to have a minimum 15-foot step-back along the front
façade of the second story. To conform with this requirement, the project features a design with a
varied step-back at the second story façade, which ranges from 20 feet two (2) inches to 17 feet 10
inches. The R-2 zone also requires a minimum five (5) foot side yard setback for the first floors,
and a minimum six (6) foot side yard setback for the second floors. For Building A, the western
setback will be six (6) feet six (6) inches at the first and second floor, and the eastern setback will
be 11 feet eight (8) inches for the first floor and 13 feet for the second floor. For Building B, the
western setback will be six (6) feet six (6) inches for the first floor and nine (9) feet six (6) inches
for the second floor, and the eastern setback will be 11 feet six (6) inches for the first floor and 10
feet six (6) inches for the second floor. Additionally, the required minimum distance between
buildings for the R-2 zone is 10 feet if both buildings are used for residential purposes, and the
Applicant is proposing 25 feet, thereby meeting the standard.
Table 2
R-2 Development Standards
Development
Standards
Setbacks
Front

Required

Proposed Building
A

27’-6”

27’-6”

5’ first floor
6’ second floor

East: 11’8” first
floor
13’ second
floor

Side

Rear

West: 6’6”

10’0”

N/A (front unit)
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Proposed Building Complies
B
N/A (rear unit)
West: 6’6” first
floor
9’6” second
floor

Yes

Yes

East: 11’6” first
floor
10’6” second
floor
20’ 10”

Yes

Open Space
Floor Area Ratio
Density
Lot Coverage
Height
Parking
Additional Parking

Guest Parking

800 sf. (400 sf. per unit)
0.35 maximum
Maximum 12 units per
acre
45% maximum
2-stories, 25 feet
maximum
4 spaces (2 in garage for
front unit; at least 1 in
garage for rear unit)
1 for each 750 sf. of
gross living area in
excess of 2,000 sf.
(Additional spaces may
be uncovered)
0

815 sf.
0.35
11 units per acre

Yes
Yes
Yes

33%
2-story, 23’-4”

Yes
Yes

2 garage spaces

2 garage spaces

1 driveway space

0

Yes
Yes

0

Yes

Design and Materials
The proposed architectural design uses a Spanish Colonial Revival style, which was conditionally
approved by the Design Review Board (DRB) on August 23, 2022. The DRB found that the use
and the design, including the project’s mass and scale, is compatible with the immediate area as
the neighborhood consists of limited multi-family and single-family buildings. There is a general
consistency of character as the design uses authentic materials and detailing including a clay tile
roof, smooth stucco walls, hung windows with shutter details, and decorative clay pipe gable vents.
The materials, finishes, and neutral tone color palatte were deemed acceptable by the DRB. The
DRB’s conditions of approval require the Applicant to address the following: (1) Shutters shall be
incorporated on the upper left window on the south elevation; and (2) Documents shall be
submitted as part of the building department submittal to comply with the State of California
Model Water Efficient Landscape Ordinance (MWELO). The Applicant has worked with the City
Architect to resolve the first condition. The second condition will be verified by Staff during
building permit plan check.
Inclusionary Housing Ordinance
AMC Chapter 23.89 [Inclusionary Housing] establishes standards and procedures that encourage
the development of housing affordable to a range of households with varying income levels. The
Inclusionary Housing Ordinance (“IHO”) is applicable to new multi-family residential
developments of at least five (5) units. As this project proposes less than five (5) units, this
application is exempt from the IHO.
Housing Crisis Act
Pursuant to the Housing Crisis Act (“Act”), localities are prohibited from conducting more than
five (5) hearings, if a proposed housing development project complies with the applicable,
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objective general plan and zoning standards in effect at the time an application is deemed complete.
If the City continues a hearing subject to this section to another date, the continued hearing shall
count as one (1) of the five (5) hearings allowed under the Act. The Act requires the locality to
consider and either approve or disapprove the housing development project at any of the five (5)
hearings consistent with the applicable timelines under the Permit Streamlining Act. The proposed
project has previously exhausted a total of one (1) hearing before the Design Review Board,
making tonight the second (2nd) hearing.
The Act is sharply in favor of the creation of housing and we are aware that housing advocates are
monitoring local agencies for compliance with the Act. In the interest of minimizing the City’s
exposure to litigation under that Act we provide the foregoing analysis.
In addition, the Housing Crisis Act protects certain rental dwelling units that will be demolished.
A “Protected Unit” is a rental unit occupied within the past 5 years by a low-income household or
a residential unit that is or was subject to any form of rent or price control through a public entity’s
valid exercise of its police power within the past 5 years. The subject property is presently
improved with one single family house. The house will be demolished and replaced by a 2-unit
project. In order to determine if the current unit is considered “Protected Unit”, the tenant’
household income level must fall within the low-income bracket or be subject to a rent control
regulation. Based on the information the applicant provided to Staff, it has been determined that
the existing unit is not considered “Protected Unit,” and therefore not subject to comply with this
provision of the Act.
Accessory Dwelling Unit
California Government Code § 65852.2 allows for the creation of Accessory Dwelling Units
(ADUs) in areas zoned to allow single-family or multi-family dwellings. The proposal includes a
new 770 square foot, two-story Accessory Dwelling Unit (ADU) attached to the rear of Building
B. Per Government Code § 65852.2, ADUs are required to be processed and approved ministerially
without discretionary review or hearing. As such, the proposed ADU is not included in the scope
of work under the purview of the Planning Commission and is included here as informational only.
Tree Preservation
The Applicant will not be removing any trees on-site that are protected pursuant to the City’s Tree
Preservation Ordinance (Chapter 23.88 of the AMC). There are four (4) Tristania Conferta trees,
one (1) Crape Myrtle tree, and two (2) Italian Cypress trees that will be removed; however, these
trees are not native to California and are not considered to be mature under the City’s Tree
Preservation Ordinance. Accordingly, these trees are allowed to be removed without any permit
or replacement requirements.
PROJECT FINDINGS
The land use entitlement for Planning Commission’s consideration is a Residential Planned
Development Permit (RPD). Pursuant to the Alhambra Municipal Code this entitlement shall be
granted if the Planning Commission can make all of the following findings:
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Planned Development Permit Findings
Following a public hearing on the planned development permit application, the Planning
Commission must approve the application only if the findings of fact below can be made:
1. The proposed use is permitted under the Zoning Ordinance; and
2. With appropriate conditioning, the proposed use complies with the purpose and intent
of the Zoning Ordinance and the City’s General Plan; and
3. With appropriate conditioning, the proposed development would be physically suitable
for the lot or lots on which it is proposed; and
4. With appropriate conditioning, the proposed development would be physically
compatible with existing and future land uses within the general area in which the
proposed use is located; and
5. With appropriate conditioning, there would be adequate provisions for water, sanitation
and public utilities and services to ensure that the proposed use would not be
detrimental to public health and safety; and
6. With appropriate conditioning, there would be adequate provisions to public access to
serve the site.
In addition to those findings required above, the Planning Commission may approve the requested
RPD permit only if the following findings of fact can be made in a positive manner:
7. The RPD permit and tentative map, if required, are internally consistent and in
conformance with the applicable density designation as shown on the General Plan;
and
8. The design of the proposed new unit(s) fulfills the purpose of the respective zone; and
9. The design of the proposed new unit(s) fulfills the requirements set forth in Chapter
23.44 [Design Standards]; and
10. The area of open space, landscaping, parking and other communal facilities are
consistent with the anticipated population of the development.
ENVIRONMENTAL STATUS
This application is categorically exempt from the California Environmental Quality Act, Section
15303 of the CEQA Guidelines, New Construction or Conversion of Small Structures, consisting
of two new dwelling units in a residential zone. In urbanized areas, up to three (3) single-family
residences may be constructed or converted under this exemption.
PUBLIC NOTICE
On Wednesday, November 9, 2022, a Notice of Public Hearing was sent to 210 property owners
and tenants who own or rent properties within a 300-foot radius of the project site. A legal notice
advertising the public hearing was placed in the Pasadena Star News on Thursday, November 10,
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2022. A notice was also posted on the property on Wednesday, November 9, 2022. No comments
have been received from any of the parties notified or residents of the area at the time this agenda
report was drafted.
CONCLUSION
The Applicant has provided setbacks, parking, open space, and landscaping that either meets or
exceeds the minimum requirements for developments within the Limited Multiple Family
Residential (R-2) zone set forth in the Alhambra Municipal Code. The proposed design of the new
dwellings will not create a negative aesthetic to the surrounding neighborhood and will be
architecturally compatible with the surrounding neighborhood. Furthermore, the proposed design
was reviewed and approved by the Design Review Board on August 23, 2022, with conditions of
approval. The proposed residential development is appropriate in the R-2 zone, and therefore, staff
recommends approval of this project.
STAFF RECOMMENDED ACTION
Staff recommends Planning Commission to:
1. Adopt Resolution No. 22-35, approving Planned Development Permit PD-22-17 to
demolish an existing 1,127 square foot single-family dwelling and detached one-car garage
and develop a new 1,332 square foot, two-story single-family dwelling with an attached
two-car garage at the front of the property, and a new 1,552 square foot, two-story singlefamily dwelling with an attached two-car garage at the rear of the property on a site of
approximately 8,250 square feet located in the R-2 (Limited Multiple Family Residential)
zone, subject to the attached Conditions of Approval (Attachment 3, Exhibit A) for the
property located at 2708 Birch Street in the City of Alhambra.
2. Direct staff to file and post a Notice of Exemption in accordance with Section 15062 of the
California Code of Regulations.
ATTACHMENTS:
1.
2.
3.
4.

Location Map.
Architectural Plans.
Resolution No. 22-35.
Notice of Exemption.
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ATTACHMENT 1

LOCATION MAP
Alhambra Road

Multi-family Residential Zone

City of LA

Project Site
Birch Street

Multi-family Residential Zone

Multi-family Residential Zone

Main Street

Commercial Zone
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ATTACHMENT 2
ARCHITECTURAL PLANS
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PD-22-17
Page 11 of 41

ATTACHMENT 2
ARCHITECTURAL PLANS
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ARCHITECTURAL PLANS
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ATTACHMENT 3
RESOLUTION NO. 22-35
A RESOLUTION OF THE PLANNING COMMISSION APPROVING PLANNED
DEVELOPMENT PERMIT PD-22-17 TO DEMOLISH AN EXISTING 1,127 SQUARE FOOT
SINGLE-FAMILY DWELLING AND DETACHED ONE-CAR GARAGE AND DEVELOP A NEW
1,332 SQUARE FOOT, TWO-STORY SINGLE-FAMILY DWELLING WITH AN ATTACHED
TWO-CAR GARAGE AT THE FRONT OF THE PROPERTY, AND A NEW 1,552 SQUARE
FOOT, TWO-STORY SINGLE-FAMILY DWELLING WITH AN ATTACHED TWO-CAR
GARAGE AT THE REAR OF THE PROPERTY ON A SITE OF APPROXIMATELY 8,250
SQUARE FEET LOCATED IN THE R-2 (LIMITED MULTIPLE FAMILY RESIDENTIAL)
ZONE, SUBJECT TO THE ATTACHED CONDITIONS OF APPROVAL (EXHIBIT A) FOR THE
PROPERTY LOCATED AT 2708 BIRCH STREET IN THE CITY OF ALHAMBRA.
THE PLANNING COMMISSION OF THE CITY OF ALHAMBRA DOES HEREBY
RESOLVE AS FOLLOWS:
SECTION 1. FINDINGS OF FACT. The Planning Commission does hereby make the following
findings of fact:
A.

On June 29, 2022, applications for Design Review and Planned Development Permit PD-22-17 were
submitted by the Applicant, Johnny Yu, on behalf of the property owner (Zhao Ting Pan) for the
demolition of an existing 1,127 square foot single-family dwelling and detached one-car garage and
development a new 1,332 square foot, two-story single-family dwelling with an attached two-car
garage at the front of the property, and a new 1,552 square foot, two-story single-family dwelling
with an attached two-car garage at the rear of the property on a site approximately 8,250 square feet
located in the R-2 (Limited Multiple Family Residential) zone, subject to the attached Conditions
of Approval (Exhibit A) for the property located at 2708 Birch Street in the City of Alhambra;

B.

The Design Review and Planned Development Permit applications were deemed complete on July
20, 2022;

C.

The General Plan designation for the subject property is Medium Density Residential and the
Zoning designation is R-2 (Limited Multiple Family Residential). The surrounding properties have
identical General Plan and Zoning designations;

D.

The site is located mid-block on the south side of Birch Street, between Huntington Drive and North
Fremont Avenue. The site consists of one (1) lot, which is developed with an existing one-story,
1,127 square foot single-family dwelling and a detached one-car garage. The properties along this
stretch of Birch Street are zoned R-2 (Limited Multiple Family Residential) and are primarily
developed as multi-family housing. Specifically, the subject site is bounded to the north, east, south,
and west by R-2 zoned properties comprised by a mix of single-family dwelling units and limited
multi-family buildings;

E.

The project was reviewed pursuant to the provisions of the California Environmental Quality Act
(CEQA). It was determined that the application is categorically exempt from the California
Environmental Quality Act, pursuant Section 15303 of the CEQA Guidelines, Class 3 – New
Construction or Conversion of Small Structures;
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F.

On August 23, 2022, a duly noticed public meeting was held before the City of Alhambra Design
Review Board at 7:30 p.m. over a Zoom teleconference;

G.

At this meeting, the Design Review Board considered project comments stated in the Agenda, staff
presentation, applicant presentation, and public testimony. The Design Review Board conditionally
approved the project. The Applicant has worked with the City Architect on the submitted plans to
reflect compliance with the Design Review Board’s conditions of approval;

H.

On November 21, 2022, a duly noticed public hearing was held before the City of Alhambra
Planning Commission at 7:00 p.m. Pursuant to Assembly Bill 361, members of the Planning
Commission may teleconference or videoconference into the meeting; and

I.

At this hearing, the Planning Commission considered the staff report, staff presentation, applicant
presentation, and public testimony.

SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS. Based upon the
Notice of Exemption prepared for the project, the Planning Commission further finds and determines as
follows:
A.

A Notice of Exemption for this project was prepared in compliance with the California
Environmental Quality Act (CEQA);

B.

This project is exempt from the provisions of CEQA per Article 19: Categorical Exemptions,
Section 15303 of the CEQA Guidelines: Class 3, New Construction or Conversion of Small
Structures, as it consists of two (2) new residential dwelling units in a residential zone;

C.

The documents and other materials which constitute the record of proceedings of Planned
Development Permit PD-22-17 upon which the decision of the Planning Commission is made are
located within the Community Development Department; and

D.

The Planning Commission, based upon the findings set forth herein, hereby finds the Notice of
Exemption for this project has been prepared in compliance with CEQA.

SECTION 3. PLANNED DEVELOPMENT PERMIT FINDINGS. Based upon the foregoing facts and
findings (Section 23.62.070 of the Alhambra Municipal Code) for Planned Development Permit PD-22-17,
the Planning Commission hereby determines as follows:
A.

The proposed use is permitted under the Zoning Ordinance.
Multi-family dwellings, including two-story, one-unit residential dwellings, are permitted uses in
the R-2 classification of the Zoning Ordinance, per Alhambra Municipal Code Section
23.18.020(B).

B.

With appropriate conditioning, the proposed use complies with the purpose and intent of the Zoning
Ordinance and the City’s General Plan.
The purpose and intent of the Zoning Ordinance and General Plan are to allow for the development
of the multi-family uses on the subject property at a maximum density of 12 units per acre. The
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proposed Planned Development Permit will allow for the construction of two (2) one-unit residential
buildings at a density of 11 units per acre. The design of the proposed residential buildings complies
with all applicable Zoning Code and General Plan requirements and General Plan Policy LU-3A,
which states; “Foster new development that is consistent with the established land use type,
intensity, character, and scale of the area.” All facets of the design including density, mass and scale,
and parking are compatible with the other multi-family developments in the immediate area.
C.

With appropriate conditioning, the proposed development would be physically suitable for the lot or
lots on which it is proposed.
The subject site is 50 feet wide, with a depth of 165 feet, and has a lot area of 8,250 square feet (0.19
acres). The two (2) proposed two-story units with attached two-car garages fits within the property
site boundaries and complies with all setback, lot coverage, and floor area ratio requirements, as well
as all other applicable zoning requirements. The project site is generally flat and there should be no
unusual geologic conditions anticipated that would cause difficulties in grading of the site.
Accordingly, the proposed development is physically suitable for the lot on which it is proposed.

D.

With appropriate conditioning, the proposed development would be physically compatible with existing
and future land uses within the general area in which the proposed use is located.
The proposed development is physically compatible with existing and future land uses within the
general area in which the proposed use is located. The site is located in a neighborhood which is
developed with similar multiple family residential uses. The developments in the area range from
single-family dwellings to limited multi-family buildings. This proposed one-unit buildings are of
a density that is consistent with existing limited multi-family development in the vicinity. The
project will be developed at a density of 11 units per acre where a maximum of 12 units per acre is
allowed by the Alhambra Municipal Code. Future land uses in the area will also be required to
comply with similar requirements.

E.

With appropriate conditioning, there would be adequate provisions for water, sanitation and public
utilities and services to ensure that the proposed use would not be detrimental to public health and
safety.
The proposed project has been reviewed by the City of Alhambra Utilities, Public Works
Departments, Building Division, Environmental Division, and Fire Department who have
determined that the project will be adequately serviced with water, sanitation and public utility
services to ensure that the proposed project would not be detrimental to the public health and safety.
The proposed development will comply with all applicable requirements of the National Pollution
Discharge Elimination System permit program and the City of Alhambra Low Impact Development
Ordinance, and will control and capture surface water in an effective manner.

F.

With appropriate conditioning, there would be adequate provisions to public access to serve the site.
The proposed project will be provided with the minimum number of garage spaces as required by
the Zoning Ordinance. Access to the project site and to these on-site parking spaces will be from
Birch Street. Birch Street is a local residential street which was designed to handle the quantity of
automobiles that would access this residential area. Thus, there will be adequate public access to
serve the subject site.
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G.

The PD permit and tentative tract map, if required, are internally consistent and in conformance with
the applicable density designation as shown on the General Plan.
The Applicant is not proposing a Tentative Tract Map. Nevertheless, the proposed project is
consistent and in conformance with the permitted density for the site as shown on the General Plan
because the maximum allowed density for the project site is 12 units per acre, yet the applicant is
developing the site at a lesser density of 11 units per acre.

H.

The design of the proposed new unit(s) fulfills the purpose of the respective zone.
The purpose of the R-2 zone is to provide for the development, protection and stability of mediumdensity residential uses and neighborhoods of the City. Due to the nature of the R-2 areas, special
attention has been given to the standards of development to insure the preservation of a mediumdensity character and appearance. The proposed project consists of two, one-unit buildings that will
be located so one-unit fronts Birch Street and the other unit is located at the rear of the property.
The project site will be developed at a density of 11 units per acre which is less than the maximum
allowed density of 12 units per acre, but maintains the medium density character and appearance
of a R-2 zone. As a result, the proposed project is a Limited Multiple Family Residential apartment
use consistent with the purpose of the R-2 zone.

I.

The design of the proposed new unit(s) fulfills the requirements set forth in Chapter 23.44 (Design
Standards) of the Zoning Ordinance.
The purpose of the Design Standards of the Zoning Ordinance is to assure that the improvements
will conform to a high standard of design, ensure compatibility with the surrounding community,
and enhance the overall image of the City. The proposed design is of a high quality which will
contribute to the character of the neighborhood and enhance the streetscape. The use is contextually
acceptable as the area is a limited multiple family R-2 zone with a mixture of both limited multifamily buildings and single-family buildings in the immediate area. The new units will be twostories tall. As one unit will front Birch Street and match the appearance of a single-family unit, the
visual impact from the street will be minimal. There is a general consistency of character as the
design uses authentic materials and detailing, including a tile roof, stucco walls, and appropriate
clay pipe gable vents. The neutral tone color palette will be appropriate for the Spanish Colonial
Revival architectural style. The units are divided into two (2) separate buildings. This and other
design qualities of the proposed development fulfill the requirements of the Design Standards of the
Zoning Ordinance. The Design Review Board has reviewed and approved the proposed project. The
proposed design will be compatible and complementary to the existing development within the
immediate area.

J.

The area of open space, landscaping, parking and other communal facilities are consistent with the
anticipated population of the development.
The open space, landscaping, parking and other communal facilities provided conform to the
requirements of the Zoning Ordinance and are consistent with the anticipated population of the
proposed units. The proposed project will be provided with more than the minimum number of
garage spaces, with a two-car garage for each of the new units, plus one (1) additional parking space
as required by the Zoning Ordinance. Also, the project is required to have a minimum of 800 square
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feet of common open space and 815 square feet of common open space is provided. The
development will comply with all applicable landscaping requirements in the City Municipal Code
(See PL6).
SECTION 4. NOW THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of
Alhambra, California, as follows:
A.

Approve Planned Development Permit PD-22-17 to demolish an existing 1,127 square foot singlefamily dwelling and detached one-car garage and develop a new 1,332 square foot, two-story singlefamily dwelling with an attached two-car garage at the front of the property, and a new 1,552 square
foot, two-story single-family dwelling with an attached two-car garage at the rear of the property on
a site of approximately 8,250 square feet located in the R-2 (Limited Multiple Family Residential)
zone, subject to the attached Conditions of Approval (Exhibit A) for the property located at 2708
Birch Street in the City of Alhambra.

B.

Direct staff to file and post a Notice of Exemption in accordance with Section 15062 of the
California Code of Regulations.

PASSED, APPROVED AND ADOPTED THIS 21ST DAY OF NOVEMBER, 2022.

____________________________________
ANTONIO GARDEA, PRESIDENT
PLANNING COMMISSION
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ATTEST:

__________________________________________
ANDREW HO, SECRETARY
PLANNING COMMISSION
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF ALHAMBRA

)
)
)

I, Andrew Ho, Planning Commission Secretary of the City of Alhambra, do hereby certify that forgoing
Resolution was duly adopted by the Planning Commission of the City of Alhambra at a regular meeting
thereof, held on the 21st day of November, 2022, by the following vote of the Planning Commission:
AYES:
NOES:
ABSENT:
________________________________________
ANDREW HO, SECRETARY
PLANNING COMMISSION
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-17
NOVEMBER 21, 2022
APPLICANT: Johnny Yu
PLANNING DIVISION
PL1.

This approval is for Planned Development Permit PD-22-17 to demolish an existing
1,127 square foot single-family dwelling and detached one-car garage and develop a new
1,332 square foot, two-story single-family dwelling with an attached two-car garage at
the front of the property, and a new 1,552 square foot, two-story single-family dwelling
with an attached two-car garage at the rear of the property on a site of approximately
8,250 square feet located in the R-2 (Limited Multiple Family Residential) zone, subject
to the attached Conditions of Approval (Exhibit A) for the property located at 2708 Birch
Street in the City of Alhambra.

PL2.

The Planned Development Permit is valid for a maximum of one (1) year from the date
of this approval. The Planning Commission may grant extensions to this time period not
to exceed a total of one (1) year. The Planned Development Permit shall become null and
void unless exercised (obtaining a building permit for the project) within one (1) year of
the date of final approval, or such extension of time as may be granted by the Planning
Commission pursuant to a written request for extension submitted to the Department of
Community Development a minimum of 90 days prior to such expiration date.

PL3.

The Applicant shall submit an “Acceptance of Conditions of Approval” form and return
it to the Community Development Department within 10 days of Planning Commission
approval.

PL4.

The final development plan and architectural plans shall be substantially in conformance
with the submitted plans and information, but shall be modified as necessary to comply
with the Conditions of Approval.

PL5.

Per AMC Section 18.02.060 (C), construction on the site shall be permitted only between
the hours of 7:00 AM and 7:00 PM Monday through Saturday. There shall be no
construction before or after these hours, nor shall any construction be allowed on
Sundays or federal holidays.

PL6.

Landscaping and irrigation plans shall be submitted to the Planning Division for approval
at the time of plan check. These plans shall comply with the provisions of AMC Chapter
23.48 (Landscaping Standards), including the State of California Model Water Efficient
Landscape Ordinance (MWELO) which will be in effect at the time plans are submitted
for plan check.

PL7.

One hundred cubic feet of lockable storage area shall be provided for each unit per AMC
Section 23.44.040 (B)(7) and shall be shown on the plans at the time of plan check
submittal.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-17
NOVEMBER 21, 2022
APPLICANT: Johnny Yu
PL8.

Any surface or ground mounted mechanical equipment, including transformers, terminal
boxes, pull boxes, air conditioner condensers, gas meters and electric meter cabinets shall
be screened from public view and/or treated to match the materials and colors of the
adjacent building and shall be shown on the plans at the time of plan check submittal.
Prior approval of such screening/treatment is required by the Planning Division. The
project design may not include the use of window or wall mounted air conditioning units.

PL9.

All roof-mounted mechanical equipment and duct systems shall comply with the
screening standards contained in AMC Section 23.44.030 (B).

PL10.

All utilities on the project site shall be underground per AMC Section 23.44.030 (C)(1).

PL11.

All units shall be prewired to accommodate the future installation of cable television, per
AMC Section 23.44.030 (C).

PL12.

The property shall be maintained in a safe and well-kept condition prior to, during and
after construction, in accordance with AMC Section 6.26. If City standards are not met,
the approval may be revoked or a lien placed on the property to pay for clean-up.

PL13.

Project mailboxes shall be centrally located near the front of the project, but shall not
encroach into the required street yard setback nor be more than four steps above the
sidewalk grade. The types and exact location of the mailboxes are subject to approval of
the Superintendent of the Postal Service, Alhambra Main Office, 10 West Bay State and
the Director of Community Development.

PL14.

In order to prevent vandalism or theft on this property prior to or during construction, the
construction area shall be fenced during the demolition and during all construction
phases. All vacant buildings shall be boarded or demolished.

PL15.

All electric meters shall be contained within a flush mounted cabinet and screened from
public view. The meter cabinets shall match the building materials and color per AMC
Section 23.44.030 (C)(2).

PL16.

Any retaining walls shall be treated in a similar manner as the project building(s), using
compatible materials, colors and finishes per AMC Section 23.44.040 (B)(1).

PL17.

The combined height of walls and fences within the side and rear yards shall not exceed
six feet above the grade of the adjacent property. Front yard fences or walls shall not
exceed three feet above the grade of the property unless a Modification is granted for a
greater height, and are subject to review by the Design Review Board. No sharp wire or
sharp projecting objects shall be allowed at the top of fences per AMC Section 23.44.040
(A)(1).
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PL18.

A project site shall not be artificially raised or lowered so that the finished floor elevation
of the first floor of the front structure, excepting subsurface parking, is more than 3.0 feet
higher or lower than the top of the curb at any point of any adjacent public right-of-way.
Additionally, a project site shall not be artificially raised more than 2.0 feet above the
finished grades of abutting properties.

PL19.

Utilities shall not be released until all of the Conditions of Approval are met and all of
the improvements are installed per the final approved plans.

PL20.

The Applicant and its successors in interest shall indemnify, protect, defend (with legal
counsel reasonably acceptable to the City), and hold harmless, the City, and any agency
or instrumentality thereof, and its elected and appointed officials, officers, employees,
and agents from and against any and all liabilities, claims, actions, causes of action,
proceedings, suits, damages, judgments, liens, levies, and disbursements (collectively
"Claims") arising out of or in any way relating to this project, any discretionary approvals
granted by the City related to the development of the project, or the environmental review
conducted under California Environmental Quality Act, Public Resources Code Section
21000 et seq., for the project. If the City Attorney is required to enforce any Conditions
of Approval, the Applicant shall pay for all costs of enforcement, including attorney's
fees.

PL21.

The Director of Community Development shall have the authority to modify and/or
waive Conditions of Approval in the event issues of impossibility or performance arise
or in the event that the timing or manner of construction of required improvements can
be made more efficient. Notwithstanding the foregoing, the Director of Community
Development may not modify or waive a Condition of Approval that is an environmental
mitigation measure. Additionally, if a modification or waiver is requested, the Director
of Community Development retains the discretion to refer such request to the original
approving body for the Condition of Approval.

BUILDING DIVISION
B1.

The second sheet of building plans is to list all conditions of approval and to include a
copy of the Planning Commission Decision letter. This information shall be incorporated
into the plans prior to the first submittal for plan check.

B2.

School development fees shall be paid to School District prior to the issuance of the
building permit.
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B3.

Fees shall be paid to the County of Los Angeles Sanitation District prior to issuance of
the building permit.

B4.

New construction tax of $2,000 per new residential unit shall be paid to the City of
Alhambra Building Division at the time the building permit is issued.

B5.

The front building shall be addressed as 2708 Birch Street, the rear Building shall be
addressed as 2710 Birch Street Unit A and the attached ADU to rear building shall be
addressed as 2710 Birch Street Unit B, and an application to assign unit numbers shall
be filed with Building Division prior to plan check submittal.

B6.

In accordance with paragraph 5538(b) of the California Business and Professions Code,
plans are to be prepared and stamped by a licensed architect.

B7.

Structural calculations prepared under the direction of an architect, civil engineer or
structural engineer shall be provided.

B8.

A geotechnical and soils investigation report is required, the duties of the soils engineer
of record, as indicated on the first sheet of the approved plans, shall include the following:
a) Observation of cleared areas and benches prepared to receive fill;
b) Observation of the removal of all unsuitable soils and other materials;
c) The approval of soils to be used as fill material;
d) Inspection of compaction and placement of fill;
e) The testing of compacted fills; and
f) The inspection of review of drainage devices.

B9.

The owner shall retain the soils engineer preparing the Preliminary Soils and/or
Geotechnical Investigation accepted by the City for observation of all grading, site
preparation, and compaction testing. Observation and testing shall not be performed by
another soils and/or geotechnical engineer unless the subsequent soils and/or
geotechnical engineer submits and has accepted by the Public Works Department, a new
Preliminary Soils and/or Geotechnical Investigation.
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B10.

A grading and drainage plan shall be approved prior to issuance of the building permit.
The grading and drainage plan shall indicate how all storm drainage including
contributory drainage from adjacent lots is carried to the public way or drainage structure
approved to receive storm water.

B11.

Preliminary MS4 Project Application (MS4-1 FORM) completed by Engineer of Record
and approved by Environmental Division shall be copied on the first sheet of Building
Plans and on the first sheet of Grading Plans.

B12.

When required by Environment Division LID plans shall be submitted with grading
plans. See MS4-1 Form for requirements.

B13.

The property shall be surveyed, and the boundaries marked by a land surveyor licensed
by the State of California.

B14.

Foundation inspection will not be made until the excavation has been surveyed and the
setbacks determined to be in accordance with the approved plans by a land surveyor
licensed by the State of California. THIS NOTE IS TO BE PLACED ON THE
FOUNDATION PLAN IN A PROMINENT LOCATION.

B15.

Project shall comply with the CalGreen Residential mandatory requirements.

B16.

Demolition permit is required for any existing buildings which are to be demolished.

B17.

All fire sprinkler hangers must be designed and their location approved by an engineer
or an architect. Calculations must be provided indicating that the hangers are designed to
carry the tributary weight of the water filled pipe plus a 250-pound point load. A plan
indication this information must be stamped by the engineer or the architect and
submitted for approval prior to issuance of the building permit.

B18.

Separate permit is required for Fire Sprinklers

FIRE DEPARTMENT
FD1.

NFPA 13D: Fire Sprinkler System including Alhambra Municipal Code Amendments
for Building A, B, attached Garages and ADU.

FD2.

New fire flow test.
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FD3.

Fire flow: 500 gpm @ 20 psi for 1 hours.

FD4.

1 Fire hydrant(s) within 250 feet from the property line.

FD5.

Hard-wired-interconnected smoke alarms with battery back-up all rooms used for
sleeping and in the area, just outside of rooms used for sleeping. Minimum one per level.

FD6.

20-minute fire-rate door, self-closing and latching between garage and living area for
units with doors between garage and living area.

FD7.

In sleeping rooms, windows shall meet the minimum emergency egress dimensions per
2019 California Residential Code Section 310.

FD8.

Additional Fire Department requirements may be set after reviewing a complete set of
architecture plans.

PUBLIC WORKS DEPARTMENT
CITY ENGINEERING FEES
PW1.

Prior to issuance of grading, building or other permits as appropriate, the Applicant shall
pay all necessary fees to the City.

PW2.

If a new sewer line/connection is installed, a fee will be required in addition to the fees
paid to the County of Los Angeles Sanitation District, and shall be paid prior to building
permit issuance. Contact the Utilities Department for further information.

PW3.

A separate public works permit and payment of fee is required for all work in the public
right-of-way.

PUBLIC WORKS REQUIREMENTS
PW4.

Separate plans for improvements within the public right-of-way are not required.
However, prior to issuance of a building and/or grading permit, all necessary
improvements within the public right-of-way shall be shown on building or grading plans
in accordance with established City standards or as directed by the Director of Public
Works and the City Engineer.

The following are required for the off-site improvements:
BIRCH STREET.
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PW5.

Remove and reconstruct new concrete sidewalk in accordance with Alhambra Standard
Plan SR-07 as directed by the Public Works Inspector.

PW6.

Remove existing and construct new curb and gutter along the full frontage of the
property, per Alhambra Standard Plan SR-01 as directed by the Public Works Inspector.

PW7.

Underground utilities. Undergrounding utilities includes but is not limited to the removal
of any aboveground utility structures such as poles and cabinets as well as overhead
utility cables along any frontage of the subject property.

PW8.

Remove and reconstruct concrete driveway apron and combine with 2704 W Birch
driveway in accordance with Alhambra Standard Plan SR-10 as directed by the Public
Works Inspector.

PW9.

Protect any existing underground utilities during construction and excavation.

PW10.

Install an irrigation system and landscape the designated parkway area, starting at the
existing back of walk location.

PW11.

Should the proposed work generate a street cut into the street, paving shall be according
to Alhambra Standard Plan SR-2018-01.01, as directed by the Public Works Inspector.
In addition to trench restoration limits of paving may extend half to full width of the
street from property line to property line.

PW12.

Remove all construction graffiti. (Any underground utility identifying spray paint
markings on the sidewalk and pavement related to excavation due to construction.)

PW13.

Submit final street improvements plans for the use of the Public Works Department.

PW14.

A permit shall be obtained from the City of Alhambra Public Works Department prior
to start of any work in the public right-of-way; including, but not limited to, public
improvements and utility installations. All work shall be done in accordance with
established City standards or as directed by the Director of Public Works and/or the City
Engineer.
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The following are general requirements for off-site improvements:
PW15.

Any existing improvements in the public right of way damaged or made off grade during
construction, including but not limited to traffic signals, light standards, aprons,
sidewalk, curb ramps, curb, and/or gutter shall be removed and replaced in accordance
with the appropriate City Standard or as directed by the City Engineer.

PW16.

All site drainage shall be collected and deposited in the adjacent gutter, alley, storm drain
or similar structure or device. Site storm and/or nuisance water shall not flow across the
City sidewalk.

PW17.

All new and existing, non-complying driveway aprons shall be constructed in accordance
with Alhambra Standard Plan SR-11 and shall provide a minimum 4' wide path of travel
at not more than 2% cross-slope at the top of the apron. Where limited parkway width
occurs, the sidewalk shall be depressed at the driveway apron to provide a disabled
access complying path of travel across the driveway apron. Top of driveway apron X
shall be 3' minimum from any trees, power poles, traffic signals controllers, electric
services or similar improvements in the public way. Maximum width of SR-11 driveway
apron in R-1 and R-2 zones is 20'.

PW18.

All existing driveway aprons to be closed shall be removed and replaced with new curb,
gutter and sidewalk constructed in accordance with Alhambra Standard Plans SR-01 and
SR-07.

PW19.

All existing damaged or off-grade sidewalks shall be removed and replaced in
accordance with Alhambra Standard Plan SR-07.

PW20.

All existing damaged or off-grade curb and gutter shall be removed and replaced in
accordance with Alhambra Standard Plan SR-01.

PW21.

All existing street trees off-site and on-site shall be protected in place. Street trees shall
be replaced in kind; 60" box minimum, if damaged or killed.

PW22.

Permittee/contractor shall submit a Solid Waste Management and Recycling Plan to
the City Manager’s Office for review and approval prior to issuance of a demolition
permit and/or grading permit for the project. Said plan shall indicate that the
permittee/contractor shall provide documentation such as receipts from landfills, salvage
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and recycling facilities upon completion of the demolition/construction. Said plan shall
identify:
A. Types of materials for recycling, reuse or sorting
B. Estimated quantities
C. Separation requirements
D. On site storage
E. Transportation methods
F. Destinations
G. Plan manager (contractor’s representative)
PW23.

Prior to issuance of a demolition and/or grading permit, the permittee/contractor shall
contact the California Integrated Waste Management Board (recycling hotline 800-5532962) to obtain an approved recycler (processor and/or receiver) for demolition and
construction waste.

PW24.

At the minimum, the permittee/contractor shall recycle each of the following demolition
and construction waste materials:
Asphalt paving: 75%
Concrete and concrete masonry units: 75%
Non-lead based painted wood wastes (dimensional lumber and broken crates and
pallets): 50%
Metals: 60%
Toilets: 75%
Appliances: 75%
Copper cable/wire: 50%
Transformers and ballast’s: 100%
Fluorescent lamps: 100%
Glass: 50%
Unpainted gypsum board: 50%
A minimum of 50% of the total weight of the waste (demolition and construction wastes)
shall be diverted from landfill.

UTILITIES DIVISION
U1.

The owner/developer shall provide one set of complete project plans to the Utilities
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Department for further review. The plans shall include all lot area, building space and
landscape for the project. All water, irrigation, fire (including fire flow requirements) and
sewer shall be noted on review set. Plans shall be submitted to Utilities Department at
the same time Building Plans are submitted.
U2.

The owner/developer shall implement Structural and Source Best Management Practices
to minimize pollutant discharges to the storm water system during construction and
continue after occupancy.

U3.

The owner/developer shall be required to purchase and have the City install three (1)inch domestic water service and meter (from water main to the meter).

U4.

The owner/developer shall be responsible for all required water system access and sewer
connection fees.

U5.

The owner/developer shall be responsible for upgrading all 4-inch sewer laterals being
used to 6-inch and cap all others. The sewer lateral is the entire sewer pipeline that runs
from the owner/developers building/house to the City’s sewer main in the public rightof-way/street.

U6.

The owner/developer is required to contact the City of Alhambra’s Public Works
inspector at (626) 570-5067 to schedule an appointment for inspection of the 6-inch
lateral connection to the City’s sewer main, before back-filling and paving.

U7.

The owner /developer shall incorporate and comply with all regulations, policies and
standards regarding water, sewer and storm water.

U8.

All fees shall be paid prior to issuance of Building permits.
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FEES (Estimated)
Fees are subject to change and actual fees to be paid will be based upon the adopted fee
schedule in effect at the time that building permits are paid and issued.

Description

Extended
Price

Quantity

Unit Price

1” Water Service & Meter

3

$2,657.00

$7,971.00

Water System Access Fees

3

$2,282.00

$6,846.00

Excavation / Encroachment Fee

$2,174.00

Sewer Connection Usage Fee

$990.00

Plan Check & Inspection Fees

$1779.00

Total

$19,760.00

ENVIRONMENTAL COMPLIANCE
EC1.

Low Impact Development (LID) strategies are required in accordance with LID
requirements outlined in Alhambra Municipal Code Section 16.36 (Redevelopment
Projects). The County of Los Angeles has an LID Standards Manual available (February
2014), which outline design standards and BMPs. This manual is only suggested for
guidance and should not supersede the aforementioned Municipal Code. An MS4-2 form
shall be submitted to the City Engineer for final review.
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ATTACHMENT 4
NOTICE OF EXEMPTION
TO:
County Clerk, County of Los Angeles
Environmental Filings
12400 East Imperial Highway, Room 1201
Norwalk, CA 90650

FROM:
City of Alhambra
Community Development Department
111 South First Street
Alhambra, CA 91801

SUBJECT: Filing of Notice of Exemption
PROJECT TITLE/LOCATION:
Planned Development Permit PD-22-17
2708 Birch Street
Alhambra, CA 91801
LEAD AGENCY:
City of Alhambra, Community Development Department
111 South First Street, Alhambra, CA 91801
PROJECT DESCRIPTION:
This is an application for a Planned Development Permit PD-22-17 to demolish an existing 1,127 square foot single-family
dwelling and detached one-car garage and develop a new 1,332 square foot, two-story single-family dwelling with an
attached two-car garage at the front of the property, and a new 1,552 square foot, two-story single-family dwelling with an
attached two-car garage at the rear of the property on a site approximately 8,250 square feet located in the R-2 (Limited
Multiple Family Residential) Zone for the property located at 2708 Birch Street in the City of Alhambra.
NAME OF PUBLIC AGENCY APPROVING PROJECT
City of Alhambra
NAME OF PERSON OR AGENCY CARRYING OUT PROJECT
Johnny Yu
EXEMPT STATUS
[ ]
[ ]
[ ]
[X]

Ministerial (Sec. 21080(b)(1)); 15268);
Declared Emergency (Sec. 21080(b)(3)); 15269(a);
Emergency Project (Sec. 21080(b)(4)); 15269(b)(c).
Categorical Exemption (Sec. 15303(a))

REASONS WHY PROJECT IS EXEMPT
The project is exempt from the provisions of CEQA listed in Article 19: Categorical Exemptions, Section 15303: New
Construction or Conversion of Small Structures, consisting of two new dwelling units in a residential zone.
Project Contact Person:
Signature:
Title:

Kassandra Cornejo
Assistant Planner
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Phone:
Date:

(626) 570-5034
November 22, 2022

LOCATION
The site is located mid-block on the south side of West Main Street, between South 2nd Street and
South 3rd Street. The site consists of a 6,417 square foot lot, which is developed with an existing
two-story, mixed-use building dating back to 1911. The ground level has three (3) commercial
spaces, including a tattoo parlor (208 West Main Street), a beauty parlor (210 West Main Street),
and the suite proposed for the market (214 West Main Street), which previously operated as a retail
use. The second-story has three (3) residential units (212 West Main Street, Units A, B, and C).
The proposed market would occupy a 1,642 square foot tenant space, and would be located on a
prominent section of Main Street featuring mixed uses, including residential, commercial, and
office uses. There is a small parking lot located behind the building, accessible by a rear alley,
which provides 11 on-site parking spaces.
Table 1
Surrounding Properties
Subject Property
North
South
East
West

Zoning and General Plan Classification
Existing Zoning & General Plan Designation
CBD (Central Business District) and Downtown Revitalization District
/ Central Business District and Downtown Specific Plan Overlay
CBD (Central Business District) and Downtown Revitalization District
/ Central Business District and Downtown Specific Plan Overlay
OS (Open Space) / Institutional
CBD (Central Business District) and Downtown Revitalization District
/ Central Business District and Downtown Specific Plan Overlay
CBD (Central Business District) and Downtown Revitalization District
/ Central Business District and Downtown Specific Plan Overlay

ANALYSIS
The Applicant is requesting approval of a Planned Development Permit, Variance, Conditional
Use Permit, and Finding of Public Convenience or Necessity, to allow the establishment of a
market with off-sale beer and wine. The existing 1,642 square foot tenant space is proposed to be
remodeled within the interior to include a retail sales floor, beverage storage room, general storage
room, and two (2) restrooms. The business would operate as a full-service neighborhood market
offering groceries such as packaged foods, deli products, household goods, as well as beer and
wine. The proposed hours of operation are Monday through Sunday from 10:00 a.m. to 10:00 p.m.,
with four (4) to five (5) employees during each shift. The business would operate under the name
GoGo Sonic, which is a franchise grocery store that specializes in Asian goods. GoGo Sonic
currently has one (1) location in Irvine, California with plans to open eight (8) to ten (10) more
locations in Southern California. The Applicant hopes to serve the community with their proposed
local market.
Planned Development Permit
Pursuant to Alhambra Municipal Code (“AMC”) Section 23.62.020(B)(4), a Planned
Development Permit is required for this application as the proposed use has a more restrictive
parking requirement than that of the previous use, which will be discussed in further detail under
a discussion regarding the Variance request.
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The proposed market use, which is permitted by-right within the Central Business District (CBD)
zone, will complement the many residential uses in the vicinity of Main Street. There are multiple
mixed-use developments along Main Street, as well as a significant number of residential
developments in the R-3 zone area north of Main Street, all of which may be served by the
proposed local market. The addition of the proposed market to this area of Main Street will provide
area residents with additional food shopping opportunities and choices, and will make this area a
more attractive and pedestrian-oriented corridor.
Variance
A Variance has been requested to allow for the reduction of the required on-site parking by
utilizing City-owned public parking facilities within 400 feet of the project site. The AMC requires
29 on-site parking spaces for the site; however, the site is developed with a rear parking lot
providing 11 spaces. Due to the size of the property and the existing built-out development onsite, it is not feasible to provide any additional on-site parking spaces required by the AMC.
The AMC’s parking requirements are based on uses and floor area. As presented in the parking
table below, under the AMC Section 23.52.040: [Number of Parking Spaces Required], a market
comprised of 1,642 square feet requires a minimum of nine (9) parking spaces at a 1:200 ratio,
while the previous retail use required a minimum of seven (7) parking spaces at a 1:250 ratio. The
property is nonconforming with respect to on-site parking requirements, and has been for decades.
At the time of the building’s construction in 1911, the City did not have any on-site parking
requirements for businesses. Therefore, the property owner at that time developed the property
accordingly, including the small parking lot with 11 parking spaces. The property is currently fully
built-out and there is no available land area to accommodate additional on-site parking spaces.

USE
Previous
Proposed
Existing

Table 2: Parking Summary
PARKING RATIO

REQUIRED PARKING

Retail
Market
Tattoo Parlor

1 space/250 sq. ft.
1 space/200 sq. ft.
2 space/station
Minimum of 3 spaces

7 spaces
9 spaces
3 spaces

Beauty Parlor

2 space/station
Minimum of 3 spaces

10 spaces

Unit 212 A
Unit 212 B
Unit 212 C

2 covered garage spaces/unit
2 covered garage spaces/unit
2 covered garage spaces/unit

2 spaces
2 spaces
2 spaces

1 guest parking space/3 units

1 space

TOTAL REQUIRED: 29 spaces
TOTAL PROVIDED: 11 spaces
The proposed business will increase the parking demand by two (2) more spaces than required for
the previous retail store, and the site will be deficient by 18 spaces overall. The deficient spaces
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may be served by the nearby public parking facilities with approval of a Variance, as allowed
under AMC Section 23.52.060(F).
There are three (3) City-owned public parking facilities within 400 feet of the site.





The surface parking lot at 11 South 2nd Street (Lot 26) directly adjacent to the rear of the
project site, provides 33 2-hour public parking spaces.
The surface parking lot at 11 South 1st Street (Lot 16), provides 28 2-hour and five (5) 24minute public parking spaces, as well as 17 permit parking spaces. It should be noted that
this lot will be replaced with a 50-unit affordable housing development that will provide
29 public parking spaces.
Lastly, the Civic Center Library parking structure (Lot 2) at 101 South 1st Street, provides
115 4-hour public parking spaces and 126 permit parking spaces.

In total, the site is located within 400 feet of 324 City-owned parking spaces, and also within 400
feet of 25 public parking spaces at the private parking structure located at 28 North 3rd Street. Of
the City-owned parking spaces, 181 parking spaces are public spaces which do not require a
permit.
Along with empirical staff knowledge of these parking lots being underutilized, staff conducted a
parking count of these public parking facilities over two (2) days, counting the number of occupied
spaces three (3) times a day. At most, staff counted 105 of the public spaces were occupied, and
on average less than 70 were occupied. This leaves 76 public spaces unoccupied at the busiest time
observed, and 111 unoccupied on average of all times observed. The results are summarized in the
table below:
TIME
Lot 26
11 S. 2nd Street

Lot 16
11 S. 1st Street

Lot 2
Library Parking Structure

Table 3: Parking Count
Thursday November 3, 2022
10:00 a.m.: 1 occupied space

Monday November 7, 2022
10:00 a.m.: 0 occupied spaces

2:00 p.m.: 4 occupied spaces

2:00 p.m.: 5 occupied spaces

5:00 p.m.: 6 occupied spaces
10:00 a.m.: 10 occupied spaces

5:00 p.m.: 12 occupied spaces
10:00 a.m.: 11 occupied spaces

2:00 p.m.: 18 occupied spaces

2:00 p.m.: 11 occupied spaces

5:00 p.m.: 24 occupied spaces
10:00 a.m.: 21 occupied spaces

5:00 p.m.: 10 occupied spaces
10:00 a.m.: 30 occupied spaces

2:00 p.m.: 47 occupied spaces

2:00 p.m.: 73 occupied spaces

5:00 p.m.: 53 occupied spaces
5:00 p.m.: 83 occupied spaces
MOST OCCUPIED: 105 public spaces
AVERAGE OCCUPIED: 70 public spaces
TOTAL PUBLIC SPACES (NOT REQUIRING A PERMIT): 181
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The results of the parking count show that the nine (9) parking spaces that the proposed use would
require can be reasonably accommodated by these adjacent public parking facilities, which have
ample parking to accommodate any additional parking demand generated by the proposed use.
Conditional Use Permit
In addition to the Planned Development Permit and Variance, the Applicant is requesting a
Conditional Use Permit for a Type 20 (Off-Sale Beer and Wine) California Alcoholic Beverage
Control License to allow the sale of packaged beer and wine for off-site consumption in
conjunction with the proposed market use. Pursuant to AMC Sections 23.26.030 and 23.28.030(Z),
the proposed sale of alcoholic beverages may be permitted subject to approval of a Conditional
Use Permit from the Planning Commission.
A Type 20 (Off-Sale Beer and Wine) License is issued through the State of California Department
of Alcoholic Beverage Control (“ABC”). The ABC places numeric limits on the number of on and
off-sale licenses it will issue within a county, based on population. The ABC also has the ability
to deny a license application on certain grounds. Those grounds include an undue concentration of
licenses, the creation of law enforcement problems, and being within 600 feet of a school, public
playground, or nonprofit youth facility, or 100 feet of a residence, unless the applicant can establish
the operation will not interfere with the quiet enjoyment of the property by residents.
A Type 20 License allows the sale of beer and wine for consumption off the premises in the original
sealed containers. ABC states that, in order to issue a Type 20 License, the establishment must be
a “package store,” which is a store that sells alcoholic beverages in sealed containers for
consumption elsewhere. The proposed market would be selling pre-packaged goods and drinks,
including beer and wine, in sealed containers. All alcoholic beverages will be located in a single
refrigerated display case located directly across from the cashier counter, while additional stock of
alcoholic beverages will be located within the beverage storage room at the rear of the store, which
is accessible only to employees.
The approval of this project would add to the diversity of items which the market can offer to its
customers. Furthermore, the sale of packaged beer and wine for off-site consumption would be
incidental to the primary grocery use and is a typical product sold at GoGo Sonic markets.
Allowing the sale of packaged beer and wine for off-site consumption would enhance the business’
competitiveness in the market by increasing the diversity of products available for purchase at the
market.
Finding of Public Convenience or Necessity
The State of California Business and Professions Code requires that proposed off-sale alcohol
establishments obtain a Finding of Public Convenience or Necessity (PCN) from a local
jurisdiction, such as the Planning Commission, when they are located in a census tract that has an
undue concentration of off-sale alcohol licenses. The proposed market is located within Census
Tract 4810.01. Based on population, the California Department of Alcoholic Beverage Control
PD-22-22, VAR-22-05, CUP-22-09 & Finding of PCN
Page 5 of 36

(ABC) has determined this Census Tract should have two (2) off-sale alcohol licenses; however,
there are presently three (3) off-sale alcohol licenses granted by ABC within Census Tract 4810.01
(see Table 4 below). GoGo Sonic’s alcohol license would be a fourth license. This is referred to
as an undue concentration, which occurs when the ratio of off-sale retail licenses to population in
the census tract or census division in which the Applicant premises are located exceeds the ratio
of off-sale retail licenses to population in the county in which the Applicant premises are located
(Bus. & Prof. Code § 23958.4(a)(3).).

License
No.
579130
411688
625887

Table 4: Off-Sale Licenses in Census Tract 4810.01
License Type
Address
Business Name
20 (Off-Sale Beer
and Wine)
20 (Off-Sale Beer
and Wine)
21 (Off-Sale
General)

240 West Main Street, Suites B & C

Big T Mini Mart

300 S. Atlantic Boulevard

Chevron Alhambra

300 West Main Street #120

HK Good Fortune
Market

In addition to the three (3) existing businesses listed in Table 4, there are 21 other businesses
located within the census tract that are licensed by ABC. These businesses are listed in Table 5
below. It should be noted that ABC does not require a Finding of Public Convenience or Necessity
(PCN) for Type 41 (On-Sale Beer & Wine – Eating Place) or 47 (On-Sale General – Eating Place)
licenses. Also, it is possible for two (2) adjacent restaurants to be in separate census tracts and
thus, subject to different requirements.
Table 5: Other ABC Licenses in Census Tract 4810.01
License
No.
476234
476904
476904
487832
487832
508425
508425
527388
545521

License Type

Address

41 (On-Sale Beer and
Wine – Eating Place)
58 (Caterer’s Permit)
47 (On-Sale General Eating Place)
58 (Caterer’s Permit)
48 (On-Sale General –
Public Premises)
47 (On-Sale General Eating Place)
68 (Portable Bar
License)
41 (On-Sale Beer and
Wine – Eating Place)
47 (On-Sale General Eating Place)

500 W. Main St., Suites
A-C
100 W. Main St.

Business Name
Lunasia Chinese Cuisine
38 Degrees

100 W. Main St.

38 Degrees

24 W. Main St.

Rabbit Hole Bar

24 W. Main St.

Rabbit Hole Bar

28 W. Main St.

28 West Sports Bar

28 W. Main St.

28 West Sports Bar

68 W. Main St.

GEN Korean BBQ

17 S. 1st St.

The Granada LA
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566669
567858
585066
590560
596004
607840
607840
617939
625366
625410
629308
629651

47 (On-Sale General Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
47 (On-Sale General Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
58 (Caterer’s Permit)
47 (On-Sale General Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)
41 (On-Sale Beer and
Wine – Eating Place)

300 W. Main St. #110

Limerick’s Tavern

25-29 S. Garfield Ave.

Saigon Eden

240 W. Main St. Suite A

Mancora Peruvian Cuisine

110 W. Main St.

Mahan Indian Restaurant

6 W. Main St.

Pepper Lunch

118 W. Main St.

La Chuperia Cantina

118 W. Main St.

La Chuperia Cantina

45 S. Garfield Ave.

Shinsengumi Yaitori-Men-Ya

112 W. Main St.

Yang’s Kitchen

19 S. Garfield Ave.

Borneo Kalimatan Cuisine

560 W. Main St., Suite
A
500 W. Main St., Suite
D

BBQ Chicken Alhambra
Shinkai Sushi Japanese Fusion

While there is an undue concentration of off-sale alcohol licenses within the census tract, State
law authorizes ABC to issue more alcohol licenses in areas that are determined to have an undue
concentration if the local governing body finds that the public interest is served and issues a PCN
determination (Bus. & Prof. Code § 23958.4(b)(2).). The Applicant must therefore obtain a
Conditional Use Permit for the sale of packaged beer and wine, a PCN, and a Type 20 License in
order to operate.
The proposed Type 20 License would provide a public convenience to customers of the subject
market as they can shop for alcoholic beverages along with their other groceries rather than making
multiple shopping trips. The sale of packaged beer and wine for off-site consumption is incidental
to the primary grocery market use and is a common product sold at other similar situated markets.
The Type 20 License will also add to the diversity of items which the market can offer to its
customers and increase the business’ competitiveness.
The recommended Conditions of Approval (Attachment 4, Exhibit A) include several conditions
of approval to mitigate any potential impacts related to the alcohol sales, including, but not limited
to, hours of operation, on-site security measures, advertisement, and age verification. Additionally,
the City of Alhambra Police Department and Fire Department have reviewed the alcohol use and
do not have any objections to the use as conditioned. For these reasons, the Finding of a PCN
would provide convenience to the general public and the use is not determined to cause a negative
impact to the health and safety of the surrounding area.
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ENVIRONMENTAL STATUS
This application is categorically exempt from the California Environmental Quality Act, Section
15301 of the CEQA Guidelines, Existing Facilities, Class 1 consisting of the operation, repair,
maintenance, permitting, licensing, leasing, or minor alterations of existing private structures or
facilities involving negligible or no expansion of the existing or former use.
PUBLIC NOTICE
On Wednesday, November 9, 2022, a Notice of Public Hearing was sent to 395 property owners
and tenants who own or rent properties within a 300-foot radius of the project site. A legal notice
advertising the public hearing was placed in the Pasadena Star News on Thursday, November 10,
2022. A notice was also posted on the property on Monday, November 7, 2022. No comments
have been received from any of the parties notified or residents of the area at the time this agenda
report was drafted.
PROJECT FINDINGS
The land use entitlements for Planning Commission consideration are a Planned Development
Permit, Conditional Use Permit, and Variance. Pursuant to the Alhambra Municipal Code these
entitlements shall be granted if the Planning Commission can make all of the following findings:
Planned Development Permit Findings
Following a public hearing on the Planned Development Permit application, the Planning
Commission shall approve the application only if the findings of fact below can be made:
1. The proposed use is permitted under the Zoning Ordinance;
2. With appropriate conditioning, the proposed use complies with the purpose and intent
of the Zoning Ordinance and the City’s General Plan;
3. With appropriate conditioning, the proposed development would be physically suitable
for the lot or lots on which it is proposed;
4. With appropriate conditioning, the proposed development would be physically
compatible with existing and future land uses within the general area in which the
proposed use is located;
5. With appropriate conditioning, there would be adequate provisions for water, sanitation
and public utilities and services to ensure that the proposed use would not be
detrimental to public health and safety; and
6. With appropriate conditioning, there would be adequate provisions to public access to
serve the site.
Variance Findings
Following a public hearing on the Variance application, the Planning Commission may approve
an application for a Variance if the applicant shows, to the reasonable satisfaction of the Planning
Commission, all of the following facts:
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1. There are special circumstances or exceptional characteristics applicable to the property
involved, including size, shape, topography, location or surroundings, such that strict
application of the Zoning Ordinance deprives such property of privileges enjoyed by other
properties in the vicinity and under the identical zoning classification;
2. The granting of such variance will not be detrimental to the public interest, safety, health
or welfare, and will not be detrimental or injurious to the property or improvements in the
vicinity and zone in which the property is located;
3. The granting of such variance will not be contrary to or in conflict with the general purposes
and intent of the Zoning Ordinance, nor to the goals and programs of the General Plan; and
4. The variance request is consistent with the purpose and intent of the zone in which the site
is located.
Conditional Use Permit Findings
Following a public hearing on the Conditional Use Permit application, the Planning Commission
shall approve an application for a Conditional Use Permit if the applicant shows, to the reasonable
satisfaction of the Planning Commission, all of the following facts:
1. With appropriate conditioning, the proposed use is one conditionally permitted within the
subject zone and complies with all of the applicable provisions of the Zoning Ordinance;
2. With appropriate conditioning, the proposed use would not impair the integrity and
character of the zone in which it is to be located;
3. With appropriate conditioning, the subject site is physically suitable for the type of land
use being proposed;
4. With appropriate conditioning, the proposed use is compatible with the land uses presently
on the subject property;
5. With appropriate conditioning, the proposed use would be compatible with existing and
future land uses within the zone and general area in which the proposed use is to be located;
6. With appropriate conditioning, there would be adequate provisions for water, sanitation,
and public utilities and services to ensure that the proposed use would not be detrimental
to public health and safety;
7. With appropriate conditioning, there would be adequate provisions for public access to
serve the subject proposal;
8. With appropriate conditioning, the proposed use is consistent with the objectives, policies,
general land uses and programs of the Alhambra General Plan; and
9. With appropriate conditioning, the proposed use would not be detrimental to the public
interest, health, safety, convenience or welfare.
CONCLUSION
The proposed use will change the parking standards from a 1:250 ratio (retail use) to a 1:200 ratio
(market use), increasing the overall number of required parking spaces at the site by two (2). A
Variance will allow the Applicant to reduce the required on-site parking by utilizing three (3) Cityowned public parking facilities within 400 feet of the site. This includes a total of 324 parking
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spaces provided between two (2) City-owned surface parking lots and one (1) City-owned
subterranean parking structure. The Applicant’s request to entitle a market establishment with an
off-sale alcoholic beverage license would provide convenience to customers of the subject market
as they would be able to shop for alcoholic beverages along with their other groceries rather than
making separate trips to another location. The sale of packaged beer and wine for off-site
consumption is incidental to the primary grocery market use and is a common product sold at
similar markets. The Type 20 (Off-Sale Beer and Wine) License will add to the diversity of items
which the market can offer to its customers in order to increase their business competitiveness, as
well as bring to its customers the convenience of purchasing all of their desired groceries at one
location. The proposed sale of alcohol has been reviewed by the Police Department who have
concluded that, with the Conditions of Approval proposed, the use will not negatively impact the
health and safety of the surrounding area. The proposed market use is appropriate in the Central
Business District (CBD) and Downtown Revitalization District zone, and therefore, staff
recommends approval of this project.
STAFF RECOMMENDED ACTION
Staff recommends Planning Commission to:
1. Adopt Resolution No. 22-36, approving Planned Development Permit PD-22-22,
Variance VAR-22-05, Conditional Use Permit CUP-22-09, and a Finding of Public
Convenience or Necessity to establish a market with a Type 20 (Off-Sale Beer and Wine)
License in an existing commercial lease space with less than the number of required
parking spaces in the Central Business District (CBD) and Downtown Revitalization
District zone, subject to the attached Conditions of Approval (Attachment 4, Exhibit A),
for the property located at 214 West Main Street in the City of Alhambra.
2. Direct staff to file and post a Notice of Exemption in accordance with Section 15062 of the
California Code of Regulations.
ATTACHMENTS:
1.
2.
3.
4.
5.

Location Map.
Architectural Plans.
Business Plan.
Resolution No. 22-36.
Notice of Exemption.
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ATTACHMENT 1

LOCATION MAP
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ATTACHMENT 2
ARCHITECTURAL PLANS
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ATTACHMENT 2
ARCHITECTURAL PLANS
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ATTACHMENT 2
ARCHITECTURAL PLANS
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ATTACHMENT 2
ARCHITECTURAL PLANS
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ATTACHMENT 3
BUSINESS PLAN
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ATTACHMENT 4
RESOLUTION NO. 22-36
A RESOLUTION OF THE PLANNING COMMISSION APPROVING PLANNED
DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05, CONDITIONAL USE PERMIT
CUP-22-09, AND A FINDING OF PUBLIC CONVENIENCE OR NECESSITY TO ESTABLISH A
MARKET WITH A TYPE 20 (OFF-SALE BEER & WINE) LICENSE IN AN EXISTING
COMMERCIAL LEASE SPACE WITH LESS THAN THE NUMBER OF REQUIRED PARKING
SPACES LOCATED IN THE CBD (CENTRAL BUSINESS DISTRICT) AND DOWNTOWN
REVITALIZATION DISTRICT ZONE, SUBJECT TO THE ATTACHED CONDITIONS OF
APPROVAL (EXHIBIT A) FOR THE PROPERTY LOCATED AT 214 WEST MAIN STREET IN
THE CITY OF ALHAMBRA.
THE PLANNING COMMISSION OF THE CITY OF ALHAMBRA DOES HEREBY RESOLVE
AS FOLLOWS:
SECTION 1. FINDINGS OF FACT. The Planning Commission does hereby make the following
findings of fact:
A.

On July 13, 2022, applications for a Planned Development Permit, Variance, and Conditional Use
Permit, were submitted by the Applicant, Steven Chen, on behalf of the property owner (Johnny
Chen) to permit the use of a market with an off-sale alcoholic beverage license within an existing
building at 214 West Main Street;

B.

The Planned Development Permit, Variance, and Conditional Use Permit were deemed complete
on August 31, 2022;

C.

The General Plan land use designation for the subject property is Central Business District and
Downtown Specific Plan Overlay, and the Zoning designation is CBD (Central Business District)
and Downtown Revitalization District. The surrounding properties to the north, east, and west have
identical General Plan and Zoning designations. The property to the south has a General Plan
designation of Institutional and a Zoning Designation of OS (Open Space);

D.

The site is located mid-block on the south side of West Main Street, between South 2nd Street and
South 3rd Street. The site consists of a 6,417 square foot lot, which is developed with an existing
two-story, mixed-use building. The site fronts Main Street and is surrounded by mixed uses
including residential, commercial, and office uses;

E.

The project was reviewed pursuant to the provisions of the California Environmental Quality Act
(CEQA). It was determined that the application is categorically exempt from the California
Environmental Quality Act, pursuant to Section 15301 of the CEQA Guidelines, Class 1 – Existing
Facilities;

F.

On November 21, 2022, a duly noticed public hearing was held before the City of Alhambra
Planning Commission at 7:00 p.m. Pursuant to Assembly Bill 361, members of the Planning
Commission may teleconference or videoconference into the meeting; and

G.

At this hearing, the Planning Commission considered the staff report, staff presentation, applicant
presentation, and public testimony.
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SECTION 2. CALIFORNIA ENVIRONMENTAL QUALITY ACT FINDINGS. Based upon the
Notice of Exemption prepared for the project, the Planning Commission further finds and determines as
follows:
A.

A Notice of Exemption for this project was prepared in compliance with the California
Environmental Quality Act (CEQA);

B.

This project is exempt from the provisions of CEQA per Article 19: Categorical Exemptions,
Section 15301 of the CEQA Guidelines: Class 1, Existing Facilities, as it consists of minor tenant
improvements to an existing commercial space, and the permitting and licensing of existing private
facilities involving negligible or no expansion of the existing use;

C.

The documents and other materials which constitute the record of proceedings of Planned
Development Permit PD-22-22, Variance VAR-22-05, and Conditional Use Permit-22-09 upon
which the decision of the Planning Commission is made are located within the Community
Development Department; and

D.

The Planning Commission, based upon the findings set forth herein, hereby finds the Notice of
Exemption for this project has been prepared in compliance with CEQA.

SECTION 3. PLANNED DEVELOPMENT PERMIT FINDINGS. Based upon the foregoing facts and
findings (Section 23.62.070 of the Alhambra Municipal Code) for Planned Development Permit PD-22-22,
the Planning Commission hereby determines as follows:
A.

The proposed use is permitted under the Zoning Ordinance.
The proposed market use (e.g. food sale use) is permitted in the Central Business District and
Downtown Revitalization District zone pursuant to Alhambra Municipal Code Sections 23.26.020
and 23.28.020. This application for a Planned Development Permit is required pursuant to Section
23.62.020(B)(4) for an application for a change of use with a more restrictive parking requirement.

B.

With appropriate conditioning, the proposed use complies with the purpose and intent of the Zoning
Ordinance and the City’s General Plan.
The purpose and intent of the Zoning Ordinance and General Plan are to allow for the establishment
of a mixture of commercial uses. The proposed market use will complement the many residential
uses in the vicinity. The addition of the proposed market to this area of Main Street will provide
area residents with additional food shopping opportunities and will make this area a more attractive
and pedestrian oriented corridor. However, the property does not provide the required on-site
parking required for the proposed use. For the use to be permitted under the Zoning Ordinance, the
Applicant has requested a Variance to satisfy the parking requirement. Additionally, the applicant
has also requested a Conditional Use Permit to permit the sale of alcoholic beverages.

C.

With appropriate conditioning, the proposed development would be physically suitable for the lot
or lots on which it is proposed.
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The subject site has an approximate lot area of 6,417 square feet (0.15 acres). The existing
commercial tenant space is adequate to accommodate the commercial use in its entirety, and thus
the proposed use is suitable for the lot in which it is being proposed. No additions are being proposed
as part of this project. Due to the small size of the property and existing built-out development onsite, it is not feasible to provide any additional on-site parking spaces required by Alhambra
Municipal Code. A Variance for parking has been requested which would allow the reduction of
required on-site parking by utilizing the adjacent City-owned public parking facilities within a 400foot radius.
D.

With appropriate conditioning, the proposed development would be physically compatible with
existing and future land uses within the general area in which the proposed use is located.
The proposed development is physically compatible with existing and future land uses within the
general area in which the proposed use is located. The commercial building is located on a portion
of West Main Street that consists of commercial, residential and mixed-use uses. The proposed
market will be occupying a commercial space that once was a retail shop. There are no additions
proposed as part of the scope of work and the new market business will only be utilizing the existing
building envelope.

E.

With appropriate conditioning, there would be adequate provisions for water, sanitation and public
utilities and services to ensure that the proposed use would not be detrimental to public health and
safety.
The proposed project has been reviewed by the City of Alhambra Utilities and Public Works
Departments, who have determined that the subject site and proposed use will be adequately
serviced with water, sanitation and public utilities. The Police and Fire Departments have also
reviewed the proposal and have determined that the subject site and proposed use will be adequately
serviced with emergency services to ensure that the proposed use would not be detrimental to the
public health and safety.

F.

With appropriate conditioning, there would be adequate provisions to public access to serve the
site.
The existing development of the subject property prevents the Applicant from providing the
minimum number of parking spaces as required by the Zoning Ordinance. Under the Zoning
Ordinance (Alhambra Municipal Code Section 23.52.060(F)) businesses may be able to obtain a
Variance from parking requirements if the property is within 400 feet of a City-owned public
parking facility. There are three (3) City-owned public parking facilities within 400 feet of the site.
There is a surface parking lot at 11 South 2nd Street directly adjacent to the rear of the project site,
which provides 33 2-hour public parking spaces. There is another surface parking lot at 11 South
1st Street, which provides 28 2-hour and five (5) 24-minute public parking spaces, as well as 17
permit parking spaces. Lastly, the proposed site is within 400 feet of the subsurface Civic Center
Library parking structure at 101 South 1st Street, which provides 115 4-hour public parking spaces
and 126 permit parking spaces. In total, the site is located within 400 feet of 324 City-owned parking
spaces, and also within 400 feet of 25 public parking spaces at the private parking structure located
at 28 North 3rd Street. Of these spaces, 181 are public spaces which require no permit. Staff
conducted a parking count of these public parking facilities over two (2) days, counting the number
of occupied spaces three (3) times a day. At most, staff counted 105 of the 181 public spaces
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occupied and on average less than 70 public spaces were occupied. This leaves 76 public spaces
unoccupied at the busiest time observed, and 111 public spaces unoccupied on average of all times
observed. The results of the parking count show that the nine (9) parking spaces that the proposed
use would require can be reasonably accommodated by these adjacent public parking facilities.
SECTION 4. VARIANCE FINDINGS. Based upon the foregoing facts and findings (Section 23.68.060
of the Alhambra Municipal Code) for Variance VAR-22-05, the Planning Commission hereby determines
as follows:
A.

There are special circumstances or exceptional characteristics applicable to the property involved,
including size, shape, topography, location or surroundings, such that strict application of the
Zoning Ordinance deprives such property of privileges enjoyed by other property in the vicinity
and under the identical zoning classification:
The subject property was developed in 1911, at which time the City did not require off-street
parking spaces for commercial uses and the property was developed accordingly; however, offstreet parking began to be required for commercial uses in 1952. Since the subject property does
not comply with current off-street parking requirements, the property is legal non-conforming with
respect to parking. Pursuant to the Alhambra Municipal Code, market uses for the subject building’s
area would require a total of nine (9) off-street parking spaces (two (2) more spaces than required
for the previous retail use), which the subject property is unable to provide due to the small lot size.
Alhambra Municipal Code Section 23.52.060(F) allows the Planning Commission to count Cityowned public parking facilities within 400 feet of a use towards waiving all or part of a
development’s on-site parking requirements. There are three (3) City-owned public parking
facilities within 400 feet of the site. There is a surface parking lot at 11 South 2nd Street directly
adjacent to the rear of the project site, which provides 33 2-hour public parking spaces. There is
another surface parking lot at 11 South 1st Street, which provides 28 2-hour and five (5) 24-minute
public parking spaces, as well as 17 permit parking spaces. Lastly, the proposed site is within 400
feet of the subsurface Civic Center Library parking structure at 101 South 1st Street, which provides
115 4-hour public parking spaces and 126 permit parking spaces. In total, the site is located within
400 feet of 324 City-owned parking spaces, and also within 400 feet of 25 public parking spaces at
the private parking structure located at 28 North 3rd Street. The Planning Commission finds that
there will be adequate parking spaces in the City’s public parking facilities located within 400 feet
of the site to accommodate the future market establishment.

B.

The granting of such variance will not be detrimental to the public interest, safety, health or welfare,
and will not be detrimental or injurious to the property or improvements in the vicinity and zone in
which the property is located:
There are adequate public parking opportunities within the immediate vicinity that will be adequate
to accommodate the use. There are a total of 324 City-owned parking spaces which can be accessed
within 400 feet of the site and which can provide the required parking. The applicant has proposed
to utilize the existing building to accommodate the market use and is not proposing to increase or
expand the building area. Any additional increased demand in parking will be strictly related to the
proposed and existing uses at the site, and not the result of an increase in building area. The granting
of this Variance will not be detrimental to property or improvements in the vicinity and zone since
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patrons will be able to park in a nearby public parking facility and safely access the proposed
business.
C.

The granting of such variance will not be contrary to or in conflict with the general purposes and
intent of the Zoning Ordinance, nor to the goals and programs of the General Plan:
The granting of the Variance will not be contrary to or in conflict with the general purposes and
intent of the Zoning Ordinance nor to the goals and programs of the General Plan. The subject site
currently contains a small on-site parking lot and is physically unable to provide the required
number of parking spaces pursuant to Alhambra Municipal Code Chapter 23.52 [Off-Street Parking
and Loading Standards]. The proposed use, would require a total of nine (9) parking spaces, which
will be accommodated by the public parking facilities within a 400-foot proximity that provide 324
City-owned parking spaces. Of these spaces, 181 are public spaces which require no permit. Staff
conducted a parking count of these public parking facilities over two (2) days, counting the number
of occupied spaces three (3) times a day. At most, staff counted 105 of the 181 public spaces
occupied and on average less than 70 public spaces were occupied. This leaves 76 public spaces
unoccupied at the busiest time observed, and 111 public spaces unoccupied on average of all times
observed. The results of the parking count show that the nine (9) parking spaces that the proposed
use would require can be reasonably accommodated by these adjacent public parking facilities.
Utilization of public parking facilities to satisfy the parking requirements of a private business is
authorized by AMC 23.52.060(F), which allows businesses within 400 feet of a City-owned public
parking facility to count the public spaces toward meeting the business’ parking requirement, and
is not contrary to or in conflict with the general purposes or intent of the Zoning Ordinance or to
the goals and programs of the General Plan. The proposed market will contribute to the broad range
of services Main Street has to offer, which is consistent with the purpose and intent of the Zoning
Ordinance and the General Plan.

D.

The variance request is consistent with the purpose and intent of the zone in which the site is
located:
The Central Business District and Downtown Revitalization District zone is intended to provide for
a broad range of retail and service commercial activities and uses, operating under development
standards designed to create a compatible, harmonious, and revitalized setting within the downtown
business area. The proposed market will bring services and shopping options that will contribute to
the broad range of goods and services that Main Street has to offer. Developing a diverse quality
commercial base supports the purpose and intent of the Zoning Ordinance and General Plan.

SECTION 5. CONDITIONAL USE PERMIT FINDINGS. Based upon the foregoing facts and findings
(Section 23.66.050 of the Alhambra Municipal Code) for Conditional Use Permit CUP-22-09, the Planning
Commission hereby determines as follows:
A.

The proposed use is one conditionally permitted within the subject zone and complies with all of
the applicable provisions of the Zoning Ordinance:
The proposed market is allowed by right pursuant to Alhambra Municipal Code Sections 23.26.020
and 23.28.020; however, the sales of packaged alcoholic beverages for off-site consumption is
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conditionally permitted under Alhambra Municipal Code Sections 23.26.030 and 23.28.030. The
property does not provide the required on-site parking required for the proposed market use;
however, the Applicant has requested a Variance to satisfy the parking requirement.
B.

The proposed use would not impair the integrity and character of the zone in which it is to be
located:
The proposed sales of packaged alcoholic beverages, including beer and wine, for off-site
consumption in conjunction with a market will not impair the integrity and character of the Central
Business District and Downtown Revitalization District zone because the use is a common
configuration with the sale of food in a market. In addition, the sale of alcoholic beverages for offsite consumption will be incidental to the primary market use and is a typical product sold at other
markets. Furthermore, the City of Alhambra Police Department has reviewed the proposal and has
provided Conditions of Approval for the proposed use.

C.

The subject site is physically suitable for the type of land use being proposed:
The subject site is physically suitable for the proposed use. The subject site has an approximate lot
area of 6,417 square feet (0.15 acres) and is improved with a two-story, mixed-use building. The
site size is adequate to accommodate the use in its entirety, and thus the proposed development is
suitable for the lot in which is it being proposed. No additions are being proposed as part of this
project. Due to the small size of the property, which is fully built-out, the Applicant cannot provide
any additional on-site parking spaces. The Applicant has requested a Variance to allow the
reduction of parking by utilizing nearby City-owned public parking facilities located within 400
feet of the site. There are a total of 324 parking spaces at three (3) different City-owned public
parking facilities, all of which can be accessed within 400 feet of the site, and can provide the
required parking for the proposed use.

D.

The proposed use is compatible with the land uses presently on the subject property:
The existing mixed-use building has three (3) commercial spaces at the ground floor, including a
tattoo parlor, a hair salon, and the suite proposed for the market, which previously operated as a
retail use. Additionally, the existing building has three (3) residential units at the second floor. The
proposed market is a commercial use compatible with the other existing commercial tenants.

E.

The proposed use would be compatible with existing and future land uses within the zone and
general area in which the proposed use is to be located:
The proposed sale of packaged alcoholic beverages for off-site consumption will be a compatible
use under the Central Business District and Downtown Revitalization District zone and in the
general area. The sale of alcoholic beverages for off-site consumption is incidental to the primary
market use, and is a typical product sold at other markets. It is also anticipated that it will be
compatible with existing and future land uses in the immediate area given that alcoholic beverages
will be sold in a retail market situated along a commercial/mixed use corridor that can provide an
amenity to area residents and the community. The addition of the proposed market to this area of
Main Street will provide area residents with additional food shopping opportunities and will make
this area a more attractive and pedestrian oriented corridor.
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F.

There would be adequate provisions for water, sanitation, and public utilities and services to ensure
that the proposed use would not be detrimental to public health and safety:
The proposed project has been reviewed by the City of Alhambra Utilities and Public Works
Departments, who have determined that the subject site and proposed use will be adequately
serviced with water, sanitation and public utilities. The Alhambra Police and Fire Departments
have also reviewed the proposal and determined that the subject site and proposed use will be
adequately serviced with services to ensure that the proposed use would not be detrimental to the
public health and safety.

G.

There would be adequate provisions for public access to serve the subject proposal:
The small lot size of the subject property prevents the Applicant from providing the minimum
number of parking spaces as required by the Zoning Ordinance. Under the Alhambra Municipal
Code Section 23.52.060(F) businesses may be able to obtain a Variance for the reduction of parking
requirements if the property is within 400 feet of a City-owned public parking facility. There are
three (3) City-owned public parking facilities within 400 feet of the site. This includes a total of
324 parking spaces provided between two (2) City-owned surface parking lots and one (1) Cityowned subterranean parking structure. Of these spaces, 181 are public spaces which require no
permit. Staff conducted a parking count of these public parking facilities over two (2) days, counting
the number of occupied spaces three (3) times a day. At most, staff counted 105 of the 181 public
spaces occupied and on average less than 70 public spaces were occupied. This leaves 76 public
spaces unoccupied at the busiest time observed, and 111 public spaces unoccupied on average of
all times observed. The results of the parking count show that the nine (9) parking spaces that the
proposed use would require can be reasonably accommodated by these adjacent public parking
facilities.

H.

The proposed use is consistent with the objectives, policies, general land uses and programs of the
Alhambra General Plan:
The proposal is consistent with the objectives, policies, general land uses and programs of the
General Plan which encourage varied commercial services and products. Specifically, Policy QL2A states: “Promote retail, restaurant, entertainment, family-oriented, and hotel development
consistent with local demand.” The sale of packaged alcoholic beverages for off-site consumption
is incidental to the primary market use and is a typical product sold at other markets. Allowing the
sale of packaged alcoholic beverages for off-site consumption will add to the diversity of items
which the market can offer to its customers and will increase the business’ competitiveness in this
market.

I.

With appropriate conditioning, the proposed use would not be detrimental to the public interest,
health, safety, convenience or welfare:
The proposed sale of packaged alcoholic beverages for off-site consumption from the market will
not be detrimental to the public interest, health, safety, convenience or welfare. The sale of
packaged alcoholic beverages for off-site consumption is incidental to the primary market use and
is a typical product sold at other markets.
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SECTION 6. FINDING OF PUBLIC CONVENIENCE OR NECESSITY. The Planning Commission
hereby approves Finding of Public Convenience or Necessity for the sale of packaged alcoholic beverages
in conjunction with a proposed grocery market based on the following:
A.

A Type 20 (Off-Sale Beer and Wine) License would provide public convenience to customers of
the subject market because they can shop for alcoholic beverages along with their other groceries
and not have to make a separate shopping trip to another store for alcoholic beverages. The sale of
packaged beer and wine for off-site consumption is incidental to the primary grocery market use
and is a common product sold at other similar situated markets. The Type 20 License will also add
to the diversity of items which the market can offer to its customers and increase the business’
competitiveness.

SECTION 7. NOW THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of
Alhambra, California, as follows:
A.

Approve Commercial Planned Development Permit, Variance, Conditional Use Permit, and Finding
of Public Convenience or Necessity to establish a market with a Type 20 (Off-Sale Beer and Wine)
License in an existing commercial lease space with less than the number of required parking spaces
located in the Central Business District (CBD) and Downtown Revitalization District zone, subject
to the attached Conditions of Approval (Exhibit A), for the property located at 214 West Main Street
in the City of Alhambra.

B.

Direct staff to file and post a Notice of Exemption in accordance with Section 15062 of the
California Code of Regulations.

PASSED, APPROVED AND ADOPTED THIS 21ST DAY OF NOVEMBER, 2022.

____________________________________
ANTONIO GARDEA, PRESIDENT
PLANNING COMMISSION
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ATTEST:

__________________________________________
ANDREW HO, SECRETARY
PLANNING COMMISSION
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF ALHAMBRA

)
)
)

I, Andrew Ho, Planning Commission Secretary of the City of Alhambra, do hereby certify that forgoing
Resolution was duly adopted by the Planning Commission of the City of Alhambra at a regular meeting
thereof, held on the 21st day of November, 2022, by the following vote of the Planning Commission:
AYES:
NOES:
ABSENT:
________________________________________
ANDREW HO, SECRETARY
PLANNING COMMISSION
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
PLANNING DIVISION
PL1.

This approval is for Commercial Planned Development Permit, Variance, Conditional
Use Permit, and Finding of Public Convenience or Necessity to establish a market with
a Type 20 (Off-Sale Beer and Wine) License in an existing commercial lease space with
less than the number of required parking spaces located in the Central Business District
(CBD) and Downtown Revitalization District zone for the property located at 214 West
Main Street in the City of Alhambra.

PL2.

The Planned Development, Variance, and Conditional Use Permit shall be valid for a
maximum period of one (1) year from the date of this approval. The Planning
Commission may grant extensions to this time period not to exceed a total of one (1)
year. The Planned Development Permit, Variance, and Conditional Use Permit shall
become null and void unless exercised within one (1) year of the date of final approval,
or such extension of time as may be granted by the Planning Commission pursuant to a
written request for extension submitted to the Department of Community Development
a minimum of 90 days prior to such expiration date.

PL3.

The Applicant shall submit an “Acceptance of Conditions of Approval” form and return
it to the Community Development Department within 10 days of Planning Commission
approval.

PL4.

A modification/amendment of the Planned Development Permit, Variance, or
Conditional Use Permit shall be applied for if the establishment proposes to modify any
of the Conditions of Approval.

PL5.

Prior to the establishment or operation of the business, a Certificate of Occupancy
application from the Planning Division shall be filed and a Business License from the
Finance Department shall be issued for all tenants occupying the building.

PL6.

At all times when the premises are open for business, the sale of packaged alcoholic
beverages shall be made to persons who meet the state required age (21+) with a valid
identification.

PL7.

Any future façade changes shall obtain approval from the Design Review Board per
Chapter 23.64 of the Alhambra Municipal Code.

PL8.

The final tenant improvements and business operations shall be substantially in
conformance with the submitted plans and information, but shall be modified as
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
necessary to comply with the Conditions of Approval.
PL9.

Per AMC Section 18.02.060 (C), construction on the site shall be permitted only between
the hours of 7:00 AM and 7:00 PM Monday through Saturday. There shall be no
construction before or after these hours, nor shall any construction be allowed on
Sundays or federal holidays.

PL10.

All temporary signs and banners shall be subject to staff review and approval prior to
installation and shall comply with Chapter 23.51 of the Alhambra Municipal Code.

PL11.

All permanent exterior signage, including window signage, shall be approved by the
Design Review Board prior to installation.

PL12.

The Applicant and its successors in interest shall indemnify, protect, defend (with legal
counsel reasonably acceptable to the City), and hold harmless, the City, and any agency
or instrumentality thereof, and its elected and appointed officials, officers, employees,
and agents from and against any and all liabilities, claims, actions, causes of action,
proceedings, suits, damages, judgments, liens, levies, and disbursements (collectively
"Claims") arising out of or in any way relating to this project, any discretionary approvals
granted by the City related to the development of the project, or the environmental review
conducted under California Environmental Quality Act, Public Resources Code Section
21000 et seq., for the project. If the City Attorney is required to enforce any Conditions
of Approval, the Applicant shall pay for all costs of enforcement, including attorney's
fees.

PL13.

The Director of Community Development shall have the authority to modify and/or
waive Conditions of Approval in the event issues of impossibility or performance arise
or in the event that the timing or manner of construction of required improvements can
be made more efficient. Notwithstanding the foregoing, the Director of Community
Development may not modify or waive a Condition of Approval that is an environmental
mitigation measure. Additionally, if a modification or waiver is requested, the Director
of Community Development retains the discretion to refer such request to the original
approving body for the Condition of Approval.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
BUILDING DIVISION
B1.

The second sheet of building plans is to list all conditions of approval and to include a
copy of the Planning Commission Decision letter. This information shall be incorporated
into the plans prior to the first submittal for plan check.

B2.

Fees shall be paid to the County of Los Angeles Sanitation District prior to issuance of
the building permit.

B3.

In accordance with paragraph 5538(b) of the California Business and Professions Code,
plans are to be prepared and stamped by a licensed architect.

B4.

Preliminary MS4 Project Application (MS4-1 FORM) completed by Engineer of Record
and approved by Environmental Division shall be copied on the first sheet of Building
Plans and on the first sheet of Grading Plans.

B5.

Approval is required from the Los Angeles County Health Department for food handling
and/or storage.

B6.

Electrical plan check is required.

B7.

Mechanical plan check is required.

B8.

Plumbing plan check is required.

B9.

Plumbing fixtures shall be provided as required by the Chapter 4 of the California
Plumbing Code. Additional fixtures may be required if not in compliance.

B10.

Floor plan shall be revised to provide code compliant restroom for customers. The
plumbing code requires that each building or structure shall be provided with toilet
facilities for employees and customers. (CPC422.4) and access to the required toilet
facilities for customers shall not pass-through areas designated as for employee use only
such as kitchens, food preparation areas, storage rooms, closets or similar spaces. (CPC
422.4.1).

B11.

All State of California disability access regulations for accessibility shall be complied
with.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
B12.

When alterations or additions are made to existing buildings or facilities, an accessible
path of travel to the specific area of alteration or addition shall be provided. The primary
accessible path of travel shall include but not limited to toilet facility and parking facility
serving the area of alteration per Section 11B-202.4.

B13.

All fire sprinkler hangers must be designed, and their location approved by an engineer
or an architect. Calculations must be provided indicating that the hangers are designed to
carry the tributary weight of the water filled pipe plus a 250-pound point load. A plan
indication this information must be stamped by the engineer or the architect and
submitted for approval prior to issuance of the building permit.

B14.

Separate permit is required for fire sprinklers.

FIRE DEPARTMENT
FD1.

NFPA 10: Portable Fire Extinguishers

FD2.

All exit doors shall be openable from the inside without the use of keys tools effort or
knowledge.

FD3.

The main exit door may have doors that are lockable from the inside with a key if they
have a means that makes it readily distinguishable as locked (Window at Door LockOPEN/LOCKED) must be provided.

FD4.

Additional Fire Department requirements may be set after reviewing a complete set of
architecture plans.

POLICE DEPARTMENT
PD1.

The business operator shall comply with all restrictions placed upon the license issued
by the State of California Department of Alcoholic Beverage Control.

PD2.

No more than 20 percent of total window area, for any one side of the building, shall be
used for permanent, promotional or temporary sign display.

PD3.

A copy of the conditions of approval required of the establishment shall be kept on the
premises and posted in a place visible to the public.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
PD4.

This establishment must prominently post, inside the establishment, one 8x11 inch sign
stating, "We ID everyone under 30 years of age for alcohol sales." This sign must be
easily readable by all patrons and written in English as well as the predominant language
of the facility's clientele.

PD5.

Persons engaged in the sale or service of alcoholic beverages shall be at least 21 years
old.

PD6.

The applicant and any employees involved in the sale or service of alcoholic beverages
shall receive certified training in responsible methods and skills for serving and selling
alcoholic beverages (Responsible Beverage Service or RBS training). The recommended
training is LEAD (Licensee Education on Alcohol and Drugs), a program of the
California Alcoholic Beverage Control Department.

PD7.

No coin operated amusement devices shall be maintained on the licensed premises.

PD8.

The establishment shall maintain a written plan for meeting with neighbors and City
officials to resolve complaints and problems associated with the appearance and/or
operation of the establishment.

PD9.

The business shall comply with the approved hours of operation for his business.

PD10.

The licensee shall keep the property, adjacent to the licensed premises and under the
control of the licensee(s) clear of newspaper racks, benches, pay telephones, bicycle
racks, and any other objects which may encourage loitering.

PD11.

The licensee is responsible for ensuring that there is no activity, including but not limited
to loitering, or drinking outside the location, which could disturb the tranquility of the
surrounding residences.

PD12.

Applicant(s) shall police the area under their control in an effort to prevent the loitering
of person about the premises. Loitering is prohibited on or around these premises or this
area under the control of the licensee(s).

PD13.

The licensee(s) shall not maintain or construct any type of enclosed room intended for
use by patrons or customers for any purpose.

PD14.

No employee or agent shall accept any alcoholic or non-alcoholic beverage from any
customer while in the premises.

PD15.

This establishment shall be required to have a public telephone listing and to control all
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
incoming calls accessible to the public.
PD16.

Adequate exterior lighting at the front and rear of the business during hours of darkness.

PD17.

The business shall maintain appropriate surveillance cameras at the front and rear
entrances, and inside the location with an emphasis on the cashier area. These cameras
shall have a minimum recording retention of 14-days.

PD18.

The Applicant shall maintain an operable CCTV system with recording capabilities that
provides full coverage of interior and exterior (front entrance, parking lot) of premises.

PD19.

Recordings shall be maintained and available for no less than a period of 72 hours.

PD20.

No pay phone will be maintained on the interior or exterior of the premises.

PD21.

Any graffiti painted or marked upon the premises or on any adjacent area under the
control of the licensee(s) shall be removed or painted over within hours of being applied.

PD22.

An audible alarm system with panic silent alarm features readily accessible to the
cashier(s).

PD23.

With the highs school nearby, we recommend the applicant be vigilant and proactive in
order to discourage loitering during and after school hours.

PUBLIC WORKS DEPARTMENT
CITY ENGINEERING FEES
PW1.

Prior to issuance of grading, building or other permits as appropriate, the Applicant shall
pay all necessary fees to the City.

PW2.

If a new sewer line/connection is installed, a fee will be required in addition to the fees
paid to the County of Los Angeles Sanitation District, and shall be paid prior to building
permit issuance. Contact the Utilities Department for further information.

PW3.

A separate public works permit and payment of fee is required for all work in the
public right-of-way.

PUBLIC WORKS REQUIREMENTS

PD-22-22, VAR-22-05, CUP-22-09 & Finding of PCN
Page 31 of 36

EXHIBIT A
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PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
PW4.

Separate plans for improvements within the public right-of-way are not required.
However, prior to issuance of a building and/or grading permit, all necessary
improvements within the public right-of-way shall be shown on building or grading plans
in accordance with established City standards or as directed by the Director of Public
Works and the City Engineer.

The following are required for the off-site improvements:
MAIN STREET.
PW5.

Should the proposed work generate a street cut into the street paving shall be according
to Alhambra Standard Plan SR-2018-01.01, as directed by the Public Works Inspector.

PW6.

Should the proposed work generate a cut into the alley, pavement shall be according to
Alhambra Standard Plan SR-14, as directed by the Public Works Inspector.

PW7.

Remove all construction graffiti. (Any underground utility identifying spray paint
markings on the sidewalk and pavement related to excavation due to construction.)

PW8.

A permit shall be obtained from the City of Alhambra Public Works Department prior to
start of any work in the public right-of-way; including, but not limited to, public
improvements and utility installations. All work shall be done in accordance with
established City standards or as directed by the Director of Public Works and/or the City
Engineer.

The following are general requirements for off-site improvements:
PW9.

Any existing improvements in the public right-of-way damaged or made off grade during
construction, including but not limited to traffic signals, light standards, aprons,
sidewalk, curb ramps, curb, and/or gutter shall be removed and replaced in accordance
with the appropriate City Standard or as directed by the City Engineer.

PW10. All site drainage shall be collected and deposited in the adjacent gutter, alley, storm drain
or similar structure or device. Site storm and/or nuisance water shall not flow across the
City sidewalk.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-22-22, VARIANCE VAR-22-05,
CONDITIONAL USE PERMIT CUP-22-09, AND A FINDING OF PUBLIC
CONVENIENCE OR NECESSITY
NOVEMBER 21, 2022
APPLICANT: STEVEN CHEN
PW11. All new and existing, non-complying driveway aprons shall be constructed in accordance
with Alhambra Standard Plan SR-11 and shall provide a minimum 4' wide path of travel
at not more than 2% cross-slope at the top of the apron. Where limited parkway width
occurs, the sidewalk shall be depressed at the driveway apron to provide a disabled access
complying path of travel across the driveway apron. Top of driveway apron X shall be
3' minimum from any trees, power poles, traffic signals controllers, electric services or
similar improvements in the public way. Maximum width of SR-11 driveway apron in
R-1 and R-2 zones is 20'.
PW12. All existing driveway aprons to be closed shall be removed and replaced with new curb,
gutter and sidewalk constructed in accordance with Alhambra Standard Plans SR-01 and
SR-07.
PW13. All existing damaged or off-grade sidewalks shall be removed and replaced in accordance
with Alhambra Standard Plan SR-07.
PW14. All existing damaged or off-grade curb and gutter shall be removed and replaced in
accordance with Alhambra Standard Plan SR-01.
PW15. All existing street trees off-site and on-site shall be protected in place. Street trees shall
be replaced in kind; 60" box minimum, if damaged or killed.
PW16. Permittee/contractor shall submit a Solid Waste Management and Recycling Plan to
the City Manager’s Office for review and approval prior to issuance of a demolition
permit and/or grading permit for the project. Said plan shall indicate that the
permittee/contractor shall provide documentation such as receipts from landfills, salvage
and recycling facilities upon completion of the demolition/construction. Said plan shall
identify:
A. Types of materials for recycling, reuse or sorting
B. Estimated quantities
C. Separation requirements
D. On site storage
E. Transportation methods
F. Destinations
G. Plan manager (contractor’s representative)
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PW17. Prior to issuance of a demolition and/or grading permit, the permittee/contractor shall
contact the California Integrated Waste Management Board (recycling hotline 800-5532962) to obtain an approved recycler (processor and/or receiver) for demolition and
construction waste.
PW18. At the minimum, the permittee/contractor shall recycle each of the following demolition
and construction waste materials:
Asphalt paving: 75%
Concrete and concrete masonry units: 75%
Non-lead based painted wood wastes (dimensional lumber and broken crates and
pallets): 50%
Metals: 60%
Toilets: 75%
Appliances: 75%
Copper cable/wire: 50%
Transformers and ballast’s: 100%
Fluorescent lamps: 100%
Glass: 50%
Unpainted gypsum board: 50%
A minimum of 50% of the total weight of the waste (demolition and construction wastes)
shall be diverted from landfill.

UTILITIES DIVISION
U1.

The owner/developer shall provide one set of complete project plans to the Utilities
Department for further review. The plans shall include all lot area, building space and
landscape for the project. All water, irrigation, fire (including fire flow requirements) and
sewer shall be noted on review set. Plans shall be submitted to Utilities Department at
the same time Building Plans are submitted.

U2.

The owner/developer shall implement Structural and Source Best Management Practices
to minimize pollutant discharges to the storm water system during construction and
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continue after occupancy.
U3.

The owner/developer shall incorporate and comply with all regulations, policies and
standards regarding water, sewer and storm water.

U4.

All fees shall be paid prior to issuance of Building permits.

LIST OF CONDITIONS
 Plan Check/ Inspection Fee
FEES (Estimated)
Fees are subject to change and actual fees to be paid will be based upon the adopted fee
schedule in effect at the time that building permits are paid and issued.

Description

Quantity

Unit Price

Extended
Price

Plan Check & Inspection Fees

$352.50

Total

$352.50
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ATTACHMENT 5
NOTICE OF EXEMPTION
TO:
County Clerk, County of Los Angeles
Environmental Filings
12400 East Imperial Highway, Room 1201
Norwalk, CA 90650

FROM:
City of Alhambra
Community Development Department
111 South First Street
Alhambra, CA 91801

SUBJECT: Filing of Notice of Exemption
PROJECT TITLE/LOCATION:
Planned Development Permit PD-22-22, Variance VAR-22-05, and Conditional Use Permit CUP-22-09
214 West Main Street
Alhambra, CA 91801
LEAD AGENCY:
City of Alhambra, Community Development Department
111 South First Street, Alhambra, CA 91801
PROJECT DESCRIPTION:
This is an application for a Planned Development Permit PD-22-22, Variance VAR-22-05, and Conditional Use Permit
CUP-22-09 to allow a new market with a Type 20 (Off-Sale Beer and Wine) License with less than the required number of
parking spaces to operate within an existing building located in the CBD (Central Business District) and Downtown
Revitalization District zone for the property located at 214 West Main Street in the City of Alhambra.
NAME OF PUBLIC AGENCY APPROVING PROJECT
City of Alhambra
NAME OF PERSON OR AGENCY CARRYING OUT PROJECT
Steven Chen
EXEMPT STATUS
[ ]
[ ]
[ ]
[X]

Ministerial (Sec. 21080(b)(1)); 15268);
Declared Emergency (Sec. 21080(b)(3)); 15269(a);
Emergency Project (Sec. 21080(b)(4)); 15269(b)(c).
Categorical Exemption (Sec. 15301)

REASONS WHY PROJECT IS EXEMPT
The project is exempt from the provisions of CEQA listed in Article 19: Categorical Exemptions, Section 15301: Existing
Facilities, Class 1 consisting of the operation, repair, maintenance, permitting, licensing, leasing, or minor alterations of
existing private structures or facilities involving negligible or no expansion of the existing or former use.
Project Contact Person:
Signature:
Title:

Kassandra Cornejo

Phone:
Date:

Assistant Planner
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(626) 570-5034
November 22, 2022

