CITY OF ALHAMBRA
AGENDA
ALHAMBRA PLANNING COMMISSION
FEBRUARY 16, 2021
CORONAVIRUS (COVID-19) ADVISORY NOTICE
Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the Executive Department of the
State of California and the County of Los Angeles Department of Public Health Safer At Home Order, the
Alhambra Planning Commission meeting will not be physically open to the public and the meeting will
take place via teleconference and video conference.
To watch and listen to the meeting: To maximize public safety while still maintaining transparency and
public access, members of the public can participate by using Zoom Webinar as follows:
Zoom Webinar direct link:
https://us02web.zoom.us/j/82735405361
Webinar ID: 827 3540 5361
Or by telephone by dialing 1-888-475-4499 (Toll Free) or 1-833-548-0276 (Toll Free) or 1-833-548-0282
(Toll Free) or 1-877-853-5257 (Toll Free) or 1-669-900-9128 or 1-346-248-7799 or 1-253-215-8782 or 1646-558-8656 or 1-301-715-8592 or 1-312-626-6799 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.
For those wishing to speak on an agenda item, please email Principal Planner Paul Lam at
plam@cityofalhambra.org no later than 4:30 p.m. prior to the meeting with the item number you wish to
speak on and the phone number you will use when calling or the name you will use when logging into
the meeting. You should then call or log into the meeting at least 10 minutes prior to its start time. Staff
will unmute you and announce you when it is your time to speak. You will have five minutes to speak,
unless that time is adjusted by the President. If you do not have access to a computer please call 626-5705034 to request public comment.
As an alternative to speaking during the meeting, you can email your comments to the Planning Division
at plam@cityofalhambra.org no later than 4:30 p.m. on February 16, 2021 to ensure that Planning Staff
has time to print the emails prior to the beginning of the meeting. Comments will then be read into the
record, with a maximum allowance of 5 minutes per individual comment, subject to the President’s
discretion. If a comment is received after 4:30 p.m. but before the conclusion of the meeting based upon
its time stamp, the comment will still be included as a part of the record of the meeting but will not be
read into the record.
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.
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AGENDA
REGULAR MEETING
ALHAMBRA
CITY PLANNING COMMISSION
111 South First Street
February 16, 2021
7:00 p.m.

CALL MEETING TO ORDER:
ROLL CALL:
ANTONIO GARDEA, President
BARBARA MESSINA
DEBRA MORENO GARCIA
CHRIS OLSON
RON SAHU

ERIC GARCIA, Vice President
DANNY TANG
KENT TSUJII
NAN “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 – JANUARY 19, 2021
Recommended Action: Commission review and approve as submitted the Minutes of the
January 19, 2021, Regular Meeting of the Alhambra Planning Commission.

PUBLIC HEARINGS:
2.

PLANNED DEVELOPMENT PERMIT PD-20-24 AND VARIANCE VAR-20-06
30 West Main Street
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Applicant: Peter Pun
This is an application for a Commercial Planned Development Permit and Variance to establish
a tea shop in an existing commercial lease space located in the CBD (Central Business District)
zone. (This application is exempt from the California Environmental Quality Act)
Recommended Action: Pending public testimony, adopt Resolution No. 21-06, approving
Planned Development Permit PD-20-24 and Variance VAR-20-06, subject to the Conditions of
Approval.
PRESENTATIONS:
3.

TYLER/ENERGOV PERMITTING SYSTEM
Community Development Department staff will provide a presentation of the City’s newly
implemented Tyler/Energov Permitting System. (This item is exempt from the California
Environmental Quality Act)
Recommended Action: There is no action required.

4.

ACCESSORY DWELLING UNITS
The Deputy Director of Community Development will be providing an update regarding the
status of Accessory Dwelling Units throughout the City. (This item is exempt from the
California Environmental Quality Act)
Recommended Action: Planning Commission receive and file this informational report.

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.
PUBLIC COMMENTS FOR NON-AGENDIZED ITEMS (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 ORALS:
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.
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ADJOURNMENT:
The next regularly scheduled meeting of the Alhambra Planning Commission will be held on Monday,
March 1, 2021, 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.
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 March 1, 2021.

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.
Addressing the Commission: Any person wishing to address the Commission during the meeting must email Paul
Lam at plam@cityofalhambra.org no later than 4:30 p.m. prior to the meeting with the item number you wish
to speak on and the phone number you will use when calling or the name you will use when logging into the
meeting. You should then call or log into the meeting at least 10 minutes prior to its start time.
As an alternative you can email your comments by sending them to the Planning Division by email at
plam@cityofalhambra.org no later than 4:30 p.m. to ensure that Planning Staff has time to print the emails prior
to the beginning of the meeting. Comments will then be read into the record, with a maximum allowance of 5
minutes per individual comment, subject to the President’s discretion.
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
January 19, 2021

A.

CALL MEETING TO ORDER:

B.

ROLL CALL:
Present:

Absent:

7:01 P.M. via video conference and teleconference

Messina, Moreno Garcia, Olson, Sahu, Tang, Tsujii, Wang, E. Garcia,
Gardea
None

Commissioner Tang arrived at 7:08 PM
Staff Present: Vanessa Reynoso, Deputy Director, Paul Lam, Principal Planner, Mario
Arellano, Assistant Planner, Werner Abrego, Assistant Planner, Erica Vega,
Deputy City Attorney
C.

FLAG SALUTE:

Led by President Gardea

D.

CONSENT AGENDA:
There were no Consent Agenda items.

E.

PUBLIC HEARINGS:
ITEM 1:

CONDITIONAL USE PERMIT CUP-20-05
• 129 West Main Street
• 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 located in the CBD-DRD (Central Business DistrictDowntown Revitalization District) zone.
• Recommended Action:
Adopt Resolution 21-04 approving
Conditional Use Permit CUP-20-05, subject to the Conditions of
Approval.
• Assistant Planner Mario Arellano provided staff presentation.
• Public Comments: There were none.
• Commissioner Comments:
Commissioner Sahu verified with Staff that the Conditions of
Approval were standard conditions for a CUP and there were no
unique conditions for this Applicant.
President Gardea noted Condition of Approval PD2 needed
1
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correction.
Commissioner Moreno Garcia verified with Staff that there were no
concerns from the Police Department.
Commissioner Wang clarified the length of time the CUP would be
valid.
Commissioner Sahu verified with Staff the status of the Applicant’s
Type 41 ABC license.
President Gardea verified with Staff there was an overconcentration
of alcohol licenses by ABC standards and that a Statement of Public
Convenience and Necessity was not applicable.
MOTION:

•

•
•

Moved to approve Conditional Use Permit CUP-20-05 with Condition of
Approval PD2 to be amended as follows: “PD2: At all times when the
premises are open for business the sale of beer and wine shall be
made only in conjunction with the sale of food to the person ordering
the beverage.”
Moved by Commissioner Moreno Garcia, Seconded by Commissioner
Sahu.
The motion carried by the following roll call vote:
Roll Call Vote: 9-0
Ayes:
Messina, Moreno Garcia, Olson, Sahu, Tang, Tsujii, Wang, E.
Garcia, Gardea
Noes:
None
Abstain: None
Absent: None

•

For additional information regarding the discussion, the audio and video
recordings of the discussion are available here:
Audio:
https://drive.google.com/file/d/1iw5dbLR3qKUPW3ysfFhdqlVz4CARcPlW/view
Video:
https://drive.google.com/file/d/1gFPzlDVc1o0ZAYp6l1rrSMvUoD-m57Ae/view

ITEM 2:

CONDITIONAL USE PERMIT CUP-20-02
• 112 West Main Street
• 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 located in the CBD-DRD (Central Business DistrictDowntown Revitalization District) zone.
• Recommended Action:
Adopt Resolution 21-03 approving
Conditional Use Permit CUP-20-02, subject to the Conditions of
Approval.
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•
•
•

MOTION:

•

•
•

Assistant Planner Werner Abrego provided staff presentation and
noted Condition of Approval PD2 required a correction in a manner
identical to the correction made to Item 1.
Public Comments: There were none.
Commissioner Comments:
Commissioner Moreno Garcia had questions regarding the storage,
access, and visibility of the beer and wine.
Commissioner Messina noted one of the business owners was a
fellow Soroptimist.

Moved to approve Conditional Use Permit CUP-20-02 with Condition of
Approval PD2 to be amended as follows: “PD2: At all times when the
premises are open for business the sale of beer and wine shall be
made only in conjunction with the sale of food to the person ordering
the beverage.”
Moved by Commissioner Messina, Seconded by Commissioner Olson.
The motion carried by the following roll call vote:
Roll Call Vote: 9-0
Ayes:
Messina, Moreno Garcia, Olson, Sahu, Tang, Tsujii, Wang, E.
Garcia, Gardea
Noes:
None
Abstain: None
Absent: None

•

F.

For additional information regarding the discussion, the audio and video
recordings of the discussion are available here:
Audio:
https://drive.google.com/file/d/1iw5dbLR3qKUPW3ysfFhdqlVz4CARcPlW/view
Video:
https://drive.google.com/file/d/1gFPzlDVc1o0ZAYp6l1rrSMvUoD-m57Ae/view

DIRECTOR’S REPORT:
Deputy Director Vanessa Reynoso informed the Planning Commission of two (2) East
Main Street workshops to be held on January 21, 2021, and a Zoning Code Update
workshop to be held on January 23, 2021.
Audio:
https://drive.google.com/file/d/1iw5dbLR3qKUPW3ysfFhdqlVz4CARcPlW/view
Video:
https://drive.google.com/file/d/1gFPzlDVc1o0ZAYp6l1rrSMvUoD-m57Ae/view

G.

PUBLIC COMMENTS/ORAL COMMUNICATIONS:
There were none.
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H.

COMMISSION ORALS:
•

Commissioners welcomed the two (2) new members to the Commission.

•

For additional information regarding the discussion, the audio and video
recordings of the discussion are available here:
Audio:
https://drive.google.com/file/d/1iw5dbLR3qKUPW3ysfFhdqlVz4CARcPlW/view
Video:
https://drive.google.com/file/d/1gFPzlDVc1o0ZAYp6l1rrSMvUoD-m57Ae/view

I.

ADJOURNMENT:
•

There being no other business, the meeting was adjourned at 7:51 P.M. to Monday,
February 1, 2021, at 7:00 P.M.

_______________________________
Antonio Gardea
President
ATTEST:

_______________________
Paul Lam
Principal Planner
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AGENDA ITEM NO.
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AGENDA REPORT
February 16, 2021
Planned Development Permit PD-20-24 &
Variance VAR-20-06

TO:
FROM

SUBJECT:

City of Alhambra Planning Commission

Marc Castagnola, AICP, Director of Community DevelopmentMC
Vanessa Reynoso, Deputy Director of Community Development
Paul Lam, Principal Planner
Werner Abrego, Assistant Planner
Planned Development Permit PD-20-24 and Variance VAR-20-06

1.

LOCATION:

30 W Main Street

2.

DATE FILED:

August 5, 2020

3.

APPLICANT:

Peter Pun

4.

PROPERTY OWNER:

Mu Yang Family LLC

5.

APN:

5344-033-017

6.

AREA OF PROPERTY:

3,575 sf. (0.08 acres approximately)

7.

ZONING:

CBD-DRD (Central Business DistrictDowntown Revitalization District)

8.

GENERAL PLAN:

Central Business District, Downtown
Specific Plan Overlay

9.

CEQA DETERMINATION:

Categorically Exempt

10.

STAFF RECOMMENDATION:

Approval

PROPOSAL
This is an application for a Commercial Planned Development Permit and Variance to establish a
tea shop in an existing commercial lease space located in the CBD (Central Business DistrictDowntown Revitalization District) zone.
LOCATION
The site is located on the south side of Main Street, mid-block, between South Garfield Avenue
and South First Street. The site is also located in the Downtown Revitalization District and is
surrounded by commercial and mixed-use buildings with a variety of uses including restaurants,
retail stores, professional offices, and technical and professional schools. The property measures
PD 20-24 & VAR 20-06
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3,575 square feet in size and is improved with a one-story, 3,030 square foot, single-tenant
building. In addition to the frontage along Main Street, the subject property and building is also
accessible from an alley located at the rear.
ANALYSIS
The Applicant is requesting approval of a Planned Development Permit and a Variance to allow
the conversion of the building from retail into a tea shop. The interior will be remodeled to create
a 3,030 square foot space consisting of the dining area, kitchen/service area, and two (2) restrooms.
Within the existing unit there is 912 square foot area at the back consisting of two (2) offices, a
storage room, and a hallway leading to the rear alley. The dining area is proposed to have 13 tables
with seating for 36 people. The business will be operated as a tea shop offering a selection of
different teas. The business will be open from 12:00 P.M. to 10 P.M. Monday through Sunday.
Planned Development Permit
A Planned Development Permit is required for any application of occupancy for the use of a
building which has been vacant for more than six months under the Alhambra Municipal Code
Section 23.62.020(B). The previous occupant of the property at 30 W Main Street was a retail
shop. The last day of occupancy for the retail shop was October 18, 2018, since then the building
has remained vacant for a total of 27 months. Given the extent of time that the building has been
vacant a Planned Development Permit is required per the AMC.

Parking Variance
The subject site is built out with a single story commercial building that has frontage along West
Main Street and alley access at the rear. The site is generally 25 feet wide with 143 feet in depth
and a lot size of approximately 3,575 square feet (0.08 acres). No additions are being proposed as
part of this project. Due to the small size of the property, the Applicant cannot provide parking,
and a Parking Variance will allow the reduction of parking by utilizing the City public parking
lots.
The Alhambra Municipal Code’s parking requirements are based on uses and their floor areas. As
presented in the parking table below, under the AMC §23.52: [Off-Street Parking and Loading
Standards], a food service establishment comprised of 3,030 square feet shall provide a minimum
of 26 parking spaces at a 1:120 ratio, while the previous retail use required a minimum of 13
parking spaces. The proposed business will need 13 more spaces than the previous retail use. As
previously mentioned, the site is already built out and at the time of the building’s construction in
1917 the City did not have on-site parking requirements for businesses. Therefore, no existing onsite parking spaces or available land area to accommodate new onsite parking spaces is available.
PARKING REQUIREMENTS

Previous
Proposed

USE
Retail
Beverage Establishment

PD 20-24 & VAR 20-06
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REQUIRED PARKING
13 spaces
26 spaces

Under the Zoning Ordinance (Alhambra Municipal Code Section 23.52.060(F)) businesses may
be able to obtain a Parking Variance if the property is within 400 feet of a City-owned public
parking lot. There are two parking structures and one surface parking lot within 400 feet of the
site. The parking structure is located at 80 South First Street, just south of the site and on the same
block. The structure has 158 4-hour parking spaces, 10 twenty-four minute parking spaces, and
82 permit spaces. The other parking structure is located at 26 North First Street. That parking lot
has 225 4-hour parking spaces, 13 twenty-four minute spaces, and 64 permit spaces. Lastly, a
surface parking lot is located at 46 South Second Street and has 28 2-hour parking spaces, five 24
minute spaces, and 17 permit spaces. These three parking facilities provide a total of 602 parking
spaces. It is not uncommon for cities to provide parking for businesses in a downtown district as
they tend to not have room to accommodate parking due to historical development and
transportation practices prior to the advent of the automobile. As mentioned previously, there are
602 parking spaces available from three nearby parking facilities. Therefore, a Parking Variance
is recommended to negate the deficient minimum parking required for a food service establishment
pursuant to AMC Section 23.52.060(F) [Reduction of Requirements].
ENVIRONMENTAL STATUS
This application is categorically exempt from the California Environmental Quality Act, Section
15301, Existing Facilities, Class 1(a) consisting of the permitting, licensing, and leasing involving
negligible or no expansion of the current or former use. No physical expansion of the existing
commercial building is proposed, and the proposed use of the existing building for a tea room is
substantially similar in intensity as the prior use of the building for retail.
PUBLIC NOTICE
On February 3, 2021, a Notice of Public Hearing was sent to 124 property owners of 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 February 4, 2021. A notice was also posted on the property on
February 4, 2020. No comments have been received from any of the parties notified in the area as
of the date this report was finalized.
CONCLUSION
The proposed use will change the parking standards from a 1:250 ratio (retail use) to a 1:120 ratio
(food service establishment use), increasing the overall number of required parking spaces by 13.
However, a Parking Variance will allow the Applicant to utilize the public parking facilities
pursuant to AMC Section 23.52.060(F) [Reduction of Requirements]. The Applicant’s request to
entitle a food service establishment will make Downtown Main Street a more attractive and
pedestrian oriented corridor.
STAFF RECOMMENDED ACTION
Staff recommends Planning Commission to:
1. Adopt Resolution No. 21-06, approving Planned Development Permit PD-20-24 and
Variance VAR-20-06 to establish a tea shop in an existing commercial lease space located
in the CBD-DRD (Central Business District-Downtown Revitalization District) zone,
PD 20-24 & VAR 20-06
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subject to the attached Conditions of Approval (Exhibit A) for the property located at 30
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.

Location Map
Project Plans
Resolution No. 21-06
Notice of Exemption

PD 20-24 & VAR 20-06
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ATTACHMENT 1

LOCATION MAP
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ATTACHMENT 2
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ATTACHMENT 3
RESOLUTION NO. 21-06
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF ALHAMBRA
APPROVING PLANNED DEVELOPMENT PERMIT PD-20-24 AND VARIANCE VAR-20-06 TO
ALLOW A FOOD SERVICE ESTABLISHMENT TO OCCUPY THE EXISTING BUILDING
PREVIOUSLY USED BY A RETAIL USE LOCATED IN THE CBD-DRD (CENTRAL BUSINESS
DISTRICT-DOWNTOWN REVITALIZATION DISTRICT) ZONE, SUBJECT TO THE
ATTACHED CONDITIONS OF APPROVAL (EXHIBIT A) FOR THE PROPERTY LOCATED
AT 30 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 August 5, 2020, applications for a Planned Development Permit and Variance were submitted by
the Applicant, Peter Pun, to permit the use of a food service establishment to occupy the existing
building at 30 West Main Street;

B.

The Planned Development Permit and Variance applications were deemed complete on September
3, 2020;

C.

The area immediately surrounding the subject site is developed with commercial uses. The subject
site is located on the south side of Main Street, between South First Street and South Garfield Avenue
and is currently vacant;

D.

The General Plan land use designation to the north, south, east and west is Central Business District
and Downtown Revitalization District. The zoning designation to the north, south, east, and west is
also Central Business District and Downtown Revitalization District;

E.

On February 16, 2021, a duly noticed public hearing was held before the City of Alhambra Planning
Commission at 7:00 p.m. Consistent with Executive Orders No. N-29-20 and No. N-35-20 from the
Executive Department of the State of California and the County of Los Angeles Department of Public
Health Safer At Home Order, the Alhambra Planning Commission meeting was not physically open
to the public and all Commission Members video conferenced into the meeting; and

F.

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);
PD 20-24 & VAR 20-06
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B.

This project is exempt from the provisions of CEQA per Article 19: Categorical Exemptions,
Section 15301: Existing Facilities, Class 1(a); interior and exterior alterations to an existing
structure involving negligible or no expansion of use beyond the existing commercial structure –
Existing Facilities, Class 1(a);

C.

The documents and other material that constitute the record of proceedings upon which the decision
of the Planning Commission is based are a Planned Development Permit PD-20-24 and Variance
VAR-20-06 and that this project file is 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 20-24,
the Planning Commission hereby determines as follows:
A.

The proposed use is permitted under the Zoning Ordinance.
This application for a Planned Development Permit is required pursuant to Section 23.62.020(B)(4)
since the proposed food service establishment use contains a more restrictive parking standard than
the previous retail use. However, entitling the proposed food service establishment use is permitted
in the CBD (Central Business District) zone.

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 tea shop is considered a restaurant use and is
permitted in the Central Business District. The proposed Planned Development Permit is required
to allow a restaurant use that has a more restrictive parking standard than the previous use. 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.

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 built out with a single story commercial building that has frontage along West
Main Street and alley access at the rear. The site is generally 25 feet wide with 143 feet in depth and
a lot size of approximately 3,575 square feet (0.08 acres). No additions are being proposed as part
of this project. Due to the small size of the property, the Applicant cannot provide parking, and a
Parking Variance will allow the reduction of parking by utilizing the City public parking lots.

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.

PD 20-24 & VAR 20-06
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The commercial building is located on a fully built-out portion of West Main Street that consists of
commercial uses. The proposed tea shop is a restaurant use that 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 restaurant business will be only be utilizing the existing building envelope. Therefore, the
proposed development would be physically compatible with existing and future land uses within the
general area.
E.

With appropriate conditioning, there would be adequate provisions for water, sanitation and public
utilities and services to insure 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 utility services to insure that the proposed use would not
be detrimental to the public health and safety. The proposed use will comply with all applicable
requirements of the National Pollution Discharge Elimination System permit program and the City
of Alhambra Low Impact Development Ordinance.

F.

With appropriate conditioning, there would be adequate provisions to public access to serve the
site.
Due to the fact that the site is built out and has a narrow width of the lot (25 feet in width), the
proposed project will not be able to provide the minimum number of parking spaces as required by
the Zoning Ordinance. The remainder of the parking will be provided within three (3) public parking
facilities generally to the south, north, and east of the subject site accessible from 1st and 2nd Streets.
Under the Zoning Ordinance businesses may be able to obtain a Parking Variance if the property is
within 400 feet of a City-owned public parking lot. The subject property is approximately 100 ft
away from the First Street Parking facility accessible from South 1st which provides 250 parking
spaces. The Second Street Parking Lot is located approximately 250 feet away from the subject site
and would provide 50 parking spaces. The parking structure located at 26 N 1st St is approximately
270 feet away from the subject site and would provide 302 parking spaces. The collective total of
parking spaces available within a 400 foot radius of the subject site is 602 parking spaces. Therefore,
a Parking Variance can be granted to negate the deficient minimum parking required for a food
restaurant.

SECTION 4. VARIANCE FINDINGS. Based on the forgoing facts and findings (Section 23.68.060 of
the Alhambra Municipal Code) for Variance VAR-20-06, 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 1917, at which time the City did not require off-street parking
spaces for commercial uses and the property was developed accordingly, however, off-street 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-nonconforming with respect to parking.
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Pursuant to the Alhambra Municipal Code, food and service establishment uses for the subject
building’s area would require a total of 26 off-street parking spaces, which the subject property is
unable to provide since the lot is so narrow (25 feet wide). Alhambra Municipal Code Section
23.52.060(F) allows the Planning Commission to count City-owned 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 subject site which will
provide a total of 602 parking spaces generally to the south, north, and east of the subject site
accessible from 1st and 2nd Streets. Since a total of 602 public parking spaces are available within a
400-foot radius of the site, the Planning Commission finds that there will be adequate parking spaces
to accommodate future food service establishment uses.
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 is a total of 602 public parking spaces provided within a 400-foot radius of the subject site by
means of parking garages and surface lots located generally to the south, north, and east of the
subject site accessible from 1st and 2nd Streets. The proposed improvements that will facilitate the
food service establishment will not increase or expand the area or cause an increased demand in
parking. There are adequate public parking opportunities within the immediate vicinity that will be
adequate to accommodate the use. The granting of this Variance will not be detrimental to property
or improvements in the vicinity and zone since 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 nonconforming on-site parking and is physically unable to provide parking that
adheres to the Parking Design Standards pursuant to Alhambra Municipal Code (AMC) Section
23.52.070. The proposed use, would require a total of 26 parking spaces, 13 more than the previous
retail use, which will be accommodated by the public parking facilities within a 400 foot proximity.
Utilization of public parking lots 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 public parking lot
to count the public spaces toward meeting the business’s 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 establishment will contribute to the broad range of
services the Downtown 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 CBD 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 and harmonious
setting. The proposed food service establishment use will continue to bring services and menu
options that will contribute to the broad range of goods and services the Downtown has to offer.
Developing a diverse quality commercial base supports the purpose and intent of the Zoning
Ordinance and General Plan.
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SECTION 5. NOW THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of
Alhambra, California, as follows:
A.

Approve Planned Development Permit PD-20-24 and Variance VAR-20-06 to allow a food service
establishment to occupy the existing building previously used by a retail use located in the CBDDRD (Central Business District-Downtown Revitalization District) zone, subject to the attached
Conditions of Approval (Exhibit A) for the property located at 30 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 16TH DAY OF FEBRUARY, 2021.

____________________________________
ANTONIO GARDEA, PRESIDENT
PLANNING COMMISSION
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ATTEST:

_________________________________________
MARC CASTAGNOLA, AICP, SECRETARY
PLANNING COMMISSION

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF ALHAMBRA

)
)
)

I, Marc Castagnola, 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 16th day of February, 2021 by the following vote of the Planning Commission:
AYES:
NOES:
ABSENT:

______________________________________
MARC CASTAGNOLA, AICP, SECRETARY
PLANNING COMMISSION
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-20-24
& VARIANCE VAR-20-06
FEBRUARY 16, 2021
APPLICANT: PETER PUN
PLANNING DIVISION
PL1.

This approval is for an application for a Planned Development Permit PD-20-24 and
Variance VAR-20-06 to allow a food service establishment to occupy the existing
building previously used by a retail use located in the CBD-DRD (Central Business
District-Downtown Revitalization District) zone, at 30 West Main Street in the City of
Alhambra.

PL2.

The Planned Development and Variance 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
and Variance shall become null and void unless exercised within 1 year of the date of
final approval (by obtaining a building permit), or such extension of time as may be
granted by the Planning Commission pursuant to a written request for extension
submitted to the Community Development Department 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 or Variance shall be
applied for if the establishment proposes to modify any of the Conditions of Approval.

PL5.

Prior to the establishment or operation of any 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.

The sales of alcohol is not permitted as part of this permit. A Conditional Use Permit
shall be obtained prior to the sales of alcoholic beverages as pursuant to AMC Section
23.28.030 [Conditionally Permitted Uses].

PL7.

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

PL8.

Per AMC Section 18.02.070(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.

PL9.

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.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-20-24
& VARIANCE VAR-20-06
FEBRUARY 16, 2021
APPLICANT: PETER PUN
PL10.

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

PL11.

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.

PL12.

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.

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.

Structural evaluation on the impact of existing mezzanine removal and installation
drawings of new stairway and rooftop equipment shall be prepared under the direction of
an architect, civil engineer or structural engineer.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-20-24
& VARIANCE VAR-20-06
FEBRUARY 16, 2021
APPLICANT: PETER PUN
B5.

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

B6.

Approval is required from the Los Angeles County Health Department for restaurants.

B7.

Buildings that contain space intended for food and/or drink establishment with occupant
load more than 49 shall be classified as A-2 Group Occupancy.

B8.

Alterations and changes of occupancy from Group M to Group A-2 in all buildings and
structures shall comply with the provisions for new buildings and structures except as
otherwise provided in the California Existing Building Code in effect.

B9.

All State of California disability access regulations for accessibility and adaptability shall
be complied with.

B10.

Verify the existing storefront entrance complies with Section 11B-404.2.2 of the
California Building Code to have minimum clear width at least one of the active leaves
of doorways.

B11.

Electrical plan check is required.

B12.

Mechanical plan check is required.

B13.

Plumbing plan check is required.

B14.

Plumbing fixtures shall be provided as required by the Chapter 4 of the California
Plumbing Code. Separate toilet facilities shall be provided for each sex in a building of
Type A-2 Occupancy having total occupant load greater than 49. At least one urinal shall
be provided for male toilet facility. At least 2 water closets shall be provided for female
toilet facility having occupant load greater than 25. Nothing in the California Building
Code would preclude the installation of a urinal in a single-user or unisex toilet facility.

B15.

Project shall comply with the CalGreen Non-Residential mandatory requirements.

B16.

Separate permit is required for installation of new Fire Sprinklers or modification to the
existing Fire Sprinklers.

B17.

All new 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.
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-20-24
& VARIANCE VAR-20-06
FEBRUARY 16, 2021
APPLICANT: PETER PUN

FIRE DEPARTMENT
FD1.

NFPA 13: Fire sprinkler system including Alhambra Municipal Code Amendments—
Entire building-No partial sprinklering

FD2.

NFPA 72: Fire alarm/Fire sprinkler monitoring system

FD3.

NFPA 17/17A: Dry/wet chemical extinguisher system-if proposing commercial
cooking equipment that will require a Type I hood

FD4.

NFPA 10: Portable fire extinguishers

FD5.

Egress door with panic hardware for the “rear door/non-main door”

FD6.

New assembly permit

FD7.

Illuminated exit signage and emergency egress lighting

FD8.

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

PUBLIC WORKS DEPARTMENT
No Comments

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,
landscape and proposed retail use for the project. All water, irrigation, fire (including
fire flow requirements) and sewer shall be noted on review set. Plans shall be submitted
to the Utilities Department at the same time Building Plans are submitted.

U2.

The owner/developer shall implement Structural and Source Best Management Practices
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EXHIBIT A
CONDITIONS OF APPROVAL
PLANNED DEVELOPMENT PERMIT PD-20-24
& VARIANCE VAR-20-06
FEBRUARY 16, 2021
APPLICANT: PETER PUN
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 one 1-inch
Domestic water service and meter (from water main to the meter).

U4.

Reduced pressure type backflow device is required.

U5.

A 750-gallon minimum grease interceptor is required.

U6.

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

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.

LIST OF CONDITIONS
•
•
•
•

1” Water Service & Meter / Domestic
Water System Access Fee
Sewer Connection Usage Fee
Backflow Fee

(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.
Quantity

Unit Price

Extended
Price

1” Water Service & Meter / Domestic

1

$2,657.00

$2,657.00

Water System Access Fee

1

$2,282.00

$2,282.00

Description

Sewer Connection Usage Fee

$4,837.00

Excavation / Encroachment Fee

$2,299.00

Plan Check / Inspection Fees

$1,298.00

Backflow Device Fee

$91.00

Total

$13,464.00
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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-20-24 and
Variance VAR-20-06
30 W 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-20-24 and Variance VAR-20-06 to allow a food service
establishment to occupy the existing building previously used by a retail use located in the CBD-DRD (Central Business
District-Downtown Revitalization District) zone.

NAME OF PUBLIC AGENCY APPROVING THE PROJECT
City of Alhambra
NAME OF PERSON OR AGENCY CARRYING OUT PROJECT
Peter Pun
EXEMPT STATUS
[ ]
Ministerial (Sec. 21080(b)(1)); 15268);
[ ]
Declared Emergency (Sec. 21080(b)(3)); 15269(a);
[ ]
Emergency Project (Sec. 21080(b)(4)); 15269(b)(c).
[X]
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(a) consisting of interior and exterior alterations to an existing structure involving negligible or no
expansion of use beyond the existing commercial structure. Interior and exterior alterations that are proposed will not
expand the existing building in any way.
Project Contact Person:
Signature:
Title:

Werner Abrego
Assistant Planner
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Phone:
Date:

(626) 570-5034
February 17, 2021

AGENDA ITEM NO.

NO STAFF
REPORT

3

AGENDA ITEM NO.: 4
ADU STATUS REPORT
February 16, 2021

TO:

City of Alhambra Planning Commission

FROM:

Marc Castagnola, AICP, Director of Community Development
Vanessa Reynoso, Deputy Director of Community Development

SUBJECT:

Status Report Regarding Accessory Dwelling Unit’s (ADU’s)

MC

PURPOSE:
The purpose and intent of the information contained in this status report is to provide the Planning
Commission with a general overview on the number of Accessory Dwelling Unit (“ADU”) applications
submitted to the City, type of ADU’s requested, status of ADU submittals, and location of all ADU’s
within the City.
BACKGROUND:
On September 16, 2019, staff provided the Planning Commission with a report and presentation
regarding the status of Accessory Dwelling Unit’s (ADU’s) throughout the City. A subsequent
presentation was provided to the Planning Commission on May 18, 2020. With additional data now
available, this report builds upon what has been previously presented to the Planning Commission.
In 2016, new State legislation was passed that required local agencies to ministerially consider ADU
applications in all residential zones. The legislation was a result of the statewide housing crisis, rising
housing costs, and a shortage of affordable housing options. The new State law became effective January
1, 2017. The City of Alhambra was required to apply the State’s broader, less restrictive development
regulations outlined in State law, regardless of any impact to the character of an existing neighborhood
unless and until the City adopted its own ordinance. In an effort to meet the City’s unique needs while
still complying with State requirements, the City adopted a new ADU ordinance on December 11, 2017
that became effective on January 27, 2018. A subsequent ordinance amendment followed in July 2018
in an effort to further clarify the requirements with respect to required lot area, width and depth
requirements. The State continues to enact new legislation, including new laws effective as of January
1, 2020.
TYPES OFADU’S
When discussing ADU’s, it is important to understand the type of ADU’s actually being proposed in the
City of Alhambra. ADU applications submitted to the City fall into the following four categories:

1) New detached structure;
1

2) New attached structure (attached to either the existing home or garage that will be
maintained for parking);
3) Integration within the existing home (i.e. converting a master bedroom within the primary
residence into a separate living unit); or
4) Garage conversion or conversion of other accessory structures.
Table 1 provides a summary of the types of ADU applications submitted to the City for the prior
reporting period presented to the Planning Commission (January 1, 2017 to February 29, 2020) and the
current reporting period covering March 1, 2020 to December 31, 2020. Based on the information
identified in Table 1, a total of 62 applications have been submitted during the current reporting period
and a total of 170 ADU applications have been processed since 2017.
Table 1:
Types of Accessory Dwelling Units
Prior reporting period

Current reporting period

Type

Total

New Detached Structure
New Attached Structure
Integrated within Existing Home
Garages/Accessory Bldg.
Conversion
TOTAL

January 1, 2017
to
February 29, 2020

March 1, 2020
to
December 31, 2020

41
23
4
40

40
2
1
19

81
25
5
59

108

62

170

STATUS OF ADU’S
Table 2, provides the status of all ADU applications submitted from March 1, 2020 to December 31,
2020.
Table 2:
Status of Accessory Dwelling Units – Current Reporting Period
March 1, 2020
to
December 31, 2020
Status
Building Plan Check (including Planning Review)
Building Permits Issued
Construction Completed
Applications Expired/Withdrawn
TOTALS

57
4
1
0
62

2

LOCATION OF ADU’S
Attachment 1, on the following page, identifies the locations of all ADU applications submitted to the
Community Development Department since January 1, 2017. ADU applications submitted for the
current reporting period (March 2020 - December 2020) are noted in red. All other ADUs submitted
during prior reporting periods are noted in blue.
STAFF RECOMMENDED ACTION:
The information provided in this report is informational only. It is recommended that the Planning
Commission receive and file this report.

ATTACHMENTS:
1. ADU Location Map
2. ADU Applications, Current Reporting Period (March 1, 2020 to December 31, 2020)
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ATTACHMENT 1
ADU LOCATIONS IN ALHAMBRA
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ATTACHMENT 2
ADU DATA
(March 1, 2020 to December 31, 2020)
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ATTACHMENT 2
ADU DATA
(March 1, 2020 to December 31, 2020)
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ATTACHMENT 2
ADU DATA
(March 1, 2020 to December 31, 2020)
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