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CITY OF ALHAMBRA 
AGENDA 

ALHAMBRA PLANNING COMMISSION 
May 15, 2023 

 
 
 

 

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. If 
there are technical difficulties with Zoom during the meeting, the meeting will proceed regardless. 
 

Meeting Rules and Regulation 
 
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: 
 
In person: Any person wishing to address the Commission during the meeting is asked to complete a Speaker 
Request Card and submit it to the Secretary. When called upon by the President, please step to the podium 
and give your name, address and organization or other party you represent, if any, in an audible tone of voice 
for the record.  
 
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.  
 
Comments 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. 
 
All  comments 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.  
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Any member of the public who needs accommodations or who needs their comments translated should email 
or  call  the Community Development Department  at mmccurley@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. All participants are encouraged 
to  email  their  comments  prior  to  the  beginning  of  the  meeting,  but  are  not  required  to  do  so.  All  written 
comments  received  prior  to  the  meeting  will  be  entered  into  the  record  and  distributed  to  the  Planning 
Commission for their review. 
 
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 or barred from the meeting upon direction of the President.  
 
Enforcement  of  Decorum:  The  Chief  of  Police,  or  his/her  designee,  may  be  Sergeant‐at‐Arms  of  the 
Commission meetings. If present, the Sergeant‐at‐Arms shall carry out all orders and instructions given by the 
President for the purpose of maintaining order and decorum at the Commission meeting.  
 
Persons Authorized to be Within Rail: No person, except City officials, their representatives, and newspaper 
reporters, shall be permitted within the rail in front of the Council Chamber without the express consent of the 
Commission.  
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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: 
 
3. PLANNED DEVELOPMENT PERMIT PD‐21‐37 

  523 South Marguerita Avenue 
  Applicant: Salvador Jimenez 

This is an application for a Planned Development Permit PD‐21‐37 to construct a 255 square 
foot  first  and  second  story  addition  at  the  rear  of  an  existing  1,559  square  foot  two‐story 
single‐family dwelling located in the R‐2 (Limited‐Multiple Family Residential) zone.  
 
Recommended Action: Adopt Resolution 23‐09 approving Planned Development Permit PD‐
21‐37 subject to the Conditions of Approval, and finding Planned Development Permit PD‐21‐
37 to be exempt from review under the California Environmental Quality Act (CEQA) pursuant 
to Section 15301, Class 1 of Title 14 of the California Code of Regulations, which exempts from 
CEQA review projects that are existing facilities.  

 

4. PLANNED DEVELOPMENT PERMIT PD‐22‐34 AND CONDITIONAL USE PERMIT CUP‐22‐15 
  2121 Orange Street 
  Applicant: Johnson Development Associates 

This is an application for a Planned Development Permit PD‐22‐34 and Conditional Use Permit 
CUP‐22‐15 to allow for the demolition of a 40,908 square foot one‐story office and warehouse 
building  to  accommodate  the  construction  of  a  99,828  square  foot,  four‐story  self‐storage 
facility. The project is located on a site of approximately 1.15 acres within the IPD (Industrial 
Planned Development) zone.   
 
Recommended Action: Adopt Resolution 23‐08 approving Planned Development Permit PD‐
22‐34  and  Conditional  Use  Permit  CUP‐22‐15  subject  to  the  Conditions  of  Approval,  and 
finding Planned Development Permit PD‐22‐34 and Conditional Use Permit CUP‐22‐15 to be 
exempt  from  review  under  the  California  Environmental  Quality  Act  (CEQA)  pursuant  to 
Section 15332, Class 32 of Title 14 of the California Code of Regulations, which exempts from 
CEQA review projects characterized as in‐fill development.  

 

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 state your name and address clearly for 
the  record.  Please  note  that while  the  Planning  Commission  values  your  comments,  pursuant  to  the 
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Brown  Act,  the  Planning  Commission  cannot  take  action  unless  the  matter  appears  as  an  item  on  a 
forthcoming agenda. 
 

COMMENTS FROM THE PLANNING COMMISSION AND CONFERENCE/MEETING REPORTS: 
 
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. This  is also 
the time for Commissioners to report on conferences and/or meetings they have attended. 

 

COMMENTS FROM STAFF: 
 
Staff  may  address  the  Commission  and  public  on  matters  of  general  information  and/or  concern, 
including updates on projects,  programs or  events within  the City,  and announcements  as deemed 
necessary. 
 

ADJOURNMENT: 
 
The next regularly scheduled meeting of the Alhambra Planning Commission will be held on Monday, 
June 5, 2023 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 May 25, 2023. 
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Community Development Department that any illumination, including security lighting, 
shall be so arranged as to reflect away from adjoining properties and rights-of-way. 

PL9. A certified arborist report detailing the species, diameter (or circumference), and height 
of all existing trees proposed to be removed, shall be provided at the time plans are 
submitted for plan check. Any trees proposed for removal that qualify as “protected trees” 
under the provisions of the City’s Tree Preservation Ordinance, shall conform with the 
Tree Permit requirements specified in AMC Chapter 23.88.  

PL10. Landscaping and irrigation plans shall be submitted for City 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 which will be in effect at the time plans are submitted for plan 
check. 

PL11. One (1) 36-inch box tree per 50 feet of street frontage shall be provided along the new 
landscape buffer abutting Date Avenue and Orange Street. The trees shall be spaced in 
intervals between 40 and 50 feet. 

PL12. No parking or loading spaces shall be rented as automotive storage.  

PL13. No storage of box-trucks or recreational vehicles, including but not limited to campers, 
boats, ATVs, and trailers are permitted outdoors.   

PL14. No form of outdoor storage shall be permitted. 

PL15. 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. 

PL16. All mechanical equipment, storage, trash areas, and utilities including duct systems shall 
be architecturally screened from view pursuant to AMC Section 23.44.030(A)(5) and 
(15). 

PL17. All utilities on the project site for any proposed buildings shall be underground per AMC 
Section 23.44.030 (C)(1). 
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PL18. The property shall be maintained in a safe and well-kept condition prior to, during and 
after construction, in accordance with AMC 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. 

PL19. 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 
23.44.030 (C)(2). 

PL20. 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. 

PL21. 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. 

PL22. 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. 

PL23. 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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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. Plans prepared in compliance with the current Building Code shall be submitted to 
Building division for review prior to permit issuance.  

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

B4. Fees shall be paid to the County of Los Angeles Sanitation District prior to issuance of 
the building permit. 

B5. The Alhambra City Council establishing fees for the Art in public places program 
effective on October 22, 2001, Ordinance number 02M1-4417. Whenever Residential 
developments more than 5 units, or Non-residential project valuation exceeds 
$500,000.00, the art display contribution obligation shall be one half of one percent of 
the Total Building Valuation for the development, excluding land value, off site 
improvement costs, interior improvements, parking facilities and public facilities. Such 
Fees shall be paid to the City prior to issuance of the building permit. 

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 
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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. 

 
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. Redevelopment project with land disturbing activity that would result in the replacement 
of 5,000 square feet or more of impervious surface area on an already developed site on 
Planning Priority Project categories shall comply with LID requirements per City 
Ordinance.  

B14. All State of California disability access regulations for accessibility and adaptability shall 
be complied with. 

B15. The property shall be surveyed, and the boundaries marked by a land surveyor licensed 
by the State of California.  
 

B16. 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.  

 
B17. Electrical plan check is required. 

B18. Mechanical plan check is required. 

B19. Plumbing plan check is required. 
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B20. 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.  

B21. Project shall comply with CalGreen Nonresidential mandatory requirements.  

B22. No form work or other construction materials will be permitted to encroach into adjacent 
property without written approval of the affected property owner.  

B23. Demolition permit is required for any existing buildings which are to be demolished.   

B24. 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. 

B25. Separate permit is required for fire sprinklers. 

 
FIRE DEPARTMENT 

FD1. NFPA 13:  Fire sprinkler system including Alhambra Municipal Code amendments. 

FD2. NFPA 14:  Standpipe System Standpipes through the roof. 

FD3. Stair access to roof. 

FD4. NFPA 72: Fire Alarm System. 

FD5. NFPA 10:  Portable fire extinguishers.  

FD6. New fire flow test: Fire Flow between 1,750-4,000gpm at 20psi required, depending on the 
proposed type of construction.  

FD7. Between 1 and 5 fire hydrants at intervals of between 180-250 feet from any point on 
street/road frontages.  

FD8. EMERGENCY RESPONDER RADIO COVERAGE – per California Fire Code. 

FD9. Aerial apparatus access roads and fire lanes will be required per California Fire Code Chapter 
5 and Appendix D.  
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FD10. Additional Fire Department requirements may be set after reviewing a complete set of 
architecture plans. 

 
PUBLIC WORKS DEPARTMENT 

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. 

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: 

DATE AVENUE 

PW5. Should the project generate any cuts into the driveway aprons or damages caused by the 
project construction, new concrete driveway apron shall be reconstructed in accordance with 
Alhambra Standard Plan SR-11 as directed by the Public Works Inspector. 

PW6. Should the project generate any cuts into the sidewalk or damages are caused by the project 
construction, new concrete sidewalk shall be reconstructed in accordance with Alhambra 
Standard Plan SR-07 as directed by the Public Works Inspector. 

PW7. Should the project generate any cuts into the curb and gutter or damages are caused by the 
project construction, new concrete curb and gutter shall be reconstructed in accordance with 
Alhambra Standard Plan SR-01 as directed by the Public Works Inspector. 

PW8. Protect underground utility conduit. 

PW9. 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.  
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PW10. Remove all construction graffiti. (Any underground utility identifying spray paint markings 
on the sidewalk and pavement related to excavation due to construction.) 

PW11. At street intersection of Date Avenue and Orange Street, the minimum right-of-way radius 
shall be 18 feet. The minimum curb return radius shall be 25 feet. The legal description and 
play for the dedication shall be prepared by a registered civil engineer licensed prior to 
January 1, 1982 with a license number below C 33966 or a land surveyor and shall be 
submitted to the City of Alhambra, along with the corresponding fees for review and approval.  

ORANGE STREET 

PW12. Should the project generate any cuts into the sidewalk or damages are caused by the project 
construction, new concrete sidewalk shall be reconstructed in accordance with Alhambra 
Standard Plan SR-07 as directed by the Public Works Inspector. 

PW13. Should the project generate any cuts into the curb and gutter or damages are caused by the 
project construction, new concrete curb and gutter shall be reconstructed in accordance with 
Alhambra Standard Plan SR-01 as directed by the Public Works Inspector. 

PW14. Protect underground utility conduit.  

PW15. 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.  

PW16. Remove all construction graffiti. (Any underground utility identifying spray paint markings 
on the sidewalk and pavement related to excavation due to construction.) 

The following are general requirements for off-site improvements:  

PW17. 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.  

PW18. 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. 
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PW19. 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. 

PW20. 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'. 

PW21. 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. 

PW22. All existing damaged or off-grade sidewalks shall be removed and replaced in accordance 
with Alhambra Standard Plan SR-07. 

PW23. All existing damaged or off-grade curb and gutter shall be removed and replaced in 
accordance with Alhambra Standard Plan SR-01. 

PW24. 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. 

PW25. 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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PW26. Prior to issuance of a demolition and/or grading permit, the permittee/contractor shall contact 
the California Integrated Waste Management Board (recycling hotline 800-553-2962) to 
obtain an approved recycler (processor and/or receiver) for demolition and construction 
waste.  

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 DEPARTMENT 

U1. The owner/developer shall provide to the Utilities Department one set of complete project 
plans for further review. The plans shall include all lot area, building space, landscape and 
proposed 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 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 one 1-inch water 
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service and meter from water main to the meter for irrigation. R.P. type backflow prevention 
devices are required on domestic and irrigation water services. 

U4. The owner/developer shall install one new 8-inch fire service line and required backflow 
protection. Additional fees may apply depending on the type of fire protection system required 
by the City of Alhambra’s Fire Department.  

U5. The owner/developer shall install one 6-inch Fire Hydrant. 

U6. 2-inch water meter is available for re-use, if not in conflict with site design.  

U7. The owner/developer shall be responsible for all required water system access, sewer 
connection and backflow fees. 

U8. The owner/developer shall incorporate and comply with all regulations, policies and standards 
regarding water, sewer and storm water.  

U9. All fees shall be paid prior to issuance of Building Permits. 

 
LIST OF CONDITIONS 

 1” Water Service (Irrigation) 
 8” Fire Service 
 6” Fire Hydrant 
 Water System Access Fees 
 Sewer Connection Usage Fees 
 Backflow Fees 

 
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 

1” Water Service (Irrigation) 1 $2,657.00 $2,657.00 

8” Fire Service 1 $8,335.00 $8,335.00 

6” Fire Hydrant 1 $5,500.00 $5,500.00 

Water System Access Fees 3 $2,282.00 $6,846.00 
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Sewer Connection Usage Fee   $4,707.00 

Excavation / Encroachment Permit   $2,560.25 

Plan Check / Inspection Fees   $2,836.50 

Backflow Device Fees 4  $292.25 

Total   $33,734.00 

 

ENVIRONMENTAL DIVISION  
 
E1. The developer shall submit an MS4-2 Form to the Environmental Division during Building 

Plan Check.  
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NOTICE OF EXEMPTION 
 

TO: FROM: 
County Clerk, County of Los Angeles City of Alhambra  
Environmental Filings Community Development Department 
12400 East Imperial Highway, Room 1201 111 South First Street 
Norwalk, CA  90650 Alhambra, CA 91801 
 
SUBJECT:   Filing of Notice of Exemption 
 
PROJECT TITLE/LOCATION: 
 
PD-22-34 & CUP-22-15 
2121 Orange Street 
Alhambra, CA 91803 
 
LEAD AGENCY: 
City of Alhambra, Community Development Department 
111 South First Street, Alhambra, CA 91801 
 
PROJECT DESCRIPTION: 
This is an application for Planned Development Permit (PD-22-34) and Conditional Use Permit (CUP-22-15) to authorize 
the demolition of an existing 40,908 square foot self-storage building to allow for the construction of a four-story, 99,828 
square foot self-storage building. The project is located on a site of approximately 1.15 acres located in the IPD (Industrial 
Planned Development) zone. 
 

 
NAME OF PUBLIC AGENCY APPROVING THE PROJECT 
City of Alhambra 
 
NAME OF PERSON OR AGENCY CARRYING OUT PROJECT 
Brian Kearney 
 
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. 15332) 
 
REASONS WHY PROJECT IS EXEMPT 
The project is exempt from the provisions of CEQA listed in Article 19: Categorical Exemptions, Section 15332, In-Fill 
Projects consisting of a 99,828 square foot self-storage facility that is consistent with the applicable general plan designation 
and zoning designation; occurs within City limits on a project site of no more than five (5) acres; is located on a site that 
has no value as habitat for endangered, rare or threatened species; would not result in any significant effects relating to 
traffic, noise, or air and water quality; and is located on a site that can be adequately served by all required utilities and 
public services. 
 
Project Contact Person:  Megan Wu  Phone: (626) 570-5034  
Signature:   Date: May 16, 2023      
Title:  Associate Planner  
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	Nonconforming Uses, Structures, and Lots
	Comment 31
	Draft Standard:
	An existing legally established dwelling that no longer conforms to a setback standard may be enlarged provided that the enlargement does encroach any further into the setback and the enlargement is limited to the first floor. Additions above the firs...
	Comment:
	Allowing up to half of the required setback can be okay (allowing 3 feet to be continued for a 6 ft setback requirement) by-right, but more should have a discretionary process
	Recommendation:
	Staff recommends a change to the standards as follows:
	“An existing legally established dwelling that no longer conforms to a setback standard may be enlarged provided that the enlargement does encroach any further into the setback or, up to a maximum of 50% of the required setback, whichever is the lesse...
	Citywide
	Comment 32
	Draft Standard:
	All bicycle parking spaces shall be a minimum of two feet in width and six feet in length.
	Comment:
	We have electric bikes for carrying families or groceries. Are we just planning for traditional 2-wheel bike? Supports spaces for wider bicycles.
	Recommendation:
	Staff is recommending no change and al bicycle parking spaces shall be a minimum of two feet in width and six feet in length.  The concern expressed is for wider spaces for wider bicycles such 3-wheelers, bicycles with wide baskets or trailers attache...
	Comment 33
	Draft Standard:
	1 long-term bicycle space for each 5 units.
	Comment:
	Bike parking requirements seem a little high. Maybe match up more realistically to our commuting patterns.
	Recommendation:
	Staff recommends no change and 1 long-term bicycle space shall be required for each 5 units.  This ratio is similar to other area city requirements.  A comment was made that this standard may be too high, however, the Commission did not offer an alter...
	Comment 34
	Draft Standard:
	Required automobile parking spaces may be substituted with designated Carshare Vehicle parking spaces.
	Comment:
	Prefers carshare through a Minor Use Permit.
	Recommendation:
	Staff recommends a change to the standards as follows:
	“Required automobile parking spaces may be substituted with designated Carshare Vehicle parking spaces. A carsharing program shall be approved through a Minor Use Permit.”
	Comment 35
	Draft Standard
	There is no new standard proposed.  Billboard standards are being carried forward from the exiting code.
	Comment:
	Can we phase out billboards? Nuisance, annoying
	Staff Recommendation:
	Staff recommends no change as no standard was provided by the Commission.  The existing sign code standard applicable to Billboard signs will be carried forward as follows:
	“Billboard signs which are lawfully in existence at the time of the adoption of these regulations are exempt from the provisions of this Section. Such signs, if not in accordance with the regulation of this Chapter, need not be removed or brought into...
	The Outdoor Advertising Act (Business & Professions Code 5200 et seq.) provides cities with the ability to remove legal nonconforming billboards, however, cities are required to pay just compensation to the billboard owner and the property owner, with...
	Comment 36
	Draft Standard:
	Painted Signs are prohibited.
	Comment:
	Can there be an exception that addresses historic qualities (in reference to painted signs, murals).
	Recommendation:
	Staff recommends a change to remove Painted Signs from the list of prohibited signs.  Painted signs were recommended for prohibition as painted walls signs can be unattractive and can have the potential to diminish the character of a building or its n...
	It was pointed out by the Commission that some painted signs can have redeeming qualities such as murals.  It should be noted that true murals are not considered signs as they do not advertise any product, business, organization, logo, etc., and are r...
	Comment 37
	Draft Standard:
	The Design Review Board responsibilities were proposed to be reduced and those responsibilities shifted to Planning Staff.
	Comment:
	Design Review Board responsibilities should not be reduced.
	Recommendation:
	Staff recommends that the Design Review Board (DRB) responsibilities shall not be reduced.  The DRB reviews almost all improvement projects in the city that are visible from the exterior.  This includes all nonresidential new construction, additions, ...
	Comment 38
	Draft Standard:
	No draft standard is proposed to regulate building scale.
	Comment:
	Is there a way to specifically address buildings disproportionate to scale in adjacent buildings?
	Recommendation:
	Staff recommends no change and the Commission provided no recommendation or standard.  This is similar to Comment 6.  The Commission is concerned with how new multi-level residential developments could impact a neighboring building that could very lik...
	Comment 39
	Draft Standard:
	No draft standard is proposed to regulate green space for multifamily developments.
	Comment:
	There does not seem to be a specific requirement for green space for multi-family buildings as open space can be met by other amenities.
	Recommendation.
	Staff recommends no change and the Commission provided no recommendation or standard.  While there are open space standards, there are regulation for the amount of open space, dimensions, accessibility, surfacing, and amenities.  The surfacing require...
	Comment 40
	Draft Standard:
	No draft Shade/Shadow standards are proposed.
	Comment:
	Staff should come up with a specific measurable threshold in order to be objective about that standard so it can be verified
	Recommendation:
	Staff recommends no change and the Commission provided no recommendation or standard.  This is similar to Comment 38.  The Commission is concerned with how new multi-level residential developments could impact a neighboring building that could very li...
	Comment 41
	Draft Standard:
	No draft Architectural style or compatibility standards are proposed.
	Comment:
	If there is an older property with an older architectural style and it is demolished for a new modern home, there should be some consideration and protection of the style of the home that will be lost and we should pay homage to what was there before.
	Recommendation:
	Staff recommends no change and the Commission provided no recommendation or standard.  The City currently has the Single-Family Design Guidelines that provides guidelines and guidance for the construction of new single-family residences and remodels o...
	Comment 42
	Draft Standard:
	No draft standard is proposed to landscaping of interior side and rear yards of residential properties.
	Comment:
	Maybe we should consider requiring landscaping in the side and rear yard and not just in the front yard.
	Recommendation:
	Staff recommends no change.  Most side and rear residential yards are fenced in and not visible from the street, therefore, there is no need to require landscaping.  There are some properties that may not be fenced or are fenced with fencing that can ...
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	Article I:  Introductory Provisions
	Chapter 23.01 Purpose and Effect of the Zoning Code
	23.01.010 Title
	23.01.020 Authority
	23.01.030 Purpose
	A. Provide standards for the orderly growth and development of the City, and guide and control the use of land to provide a safe, harmonious, attractive, and sustainable community.
	B. Achieve the arrangement of land uses depicted in the Alhambra General Plan, consistent with the goals and policies of the General Plan.
	C. Enhance the appearance of the City and promote high-quality design.
	D. Preserve and enhance the quality of life and character of residential neighborhoods.
	E. Promote economic growth and the creation of jobs.
	F. Facilitate the appropriate location of community facilities, institutions, transportation, and parks and recreational areas.
	G. Allow for public participation in government decision-making regarding land use and development in a manner consistent with State law.
	H. Define duties and powers of administrative bodies and officers responsible for implementation of the Code.

	23.01.040 Relationship to the General Plan
	23.01.050 Applicability
	A. Applicability to Property. This Code shall apply, to the extent permitted by law, to all property within the corporate limits of the City of Alhambra and to property for which applications for annexation and/or subdivisions have been submitted to t...
	B. Minimum Requirements. The provisions of this Code shall be minimum requirements for the promotion of the public health, safety, and general welfare. Where this Code provides for more discretion on the part of a City official or body, that discretio...
	C. Compliance with Regulations. No land shall be used, and no structure shall be constructed, occupied, enlarged, altered, demolished, or moved in any zone, except in accordance with the provisions of this Code, including the development and performan...
	D. Conflicting Regulations. The regulations of this Code and requirements or conditions imposed pursuant to this Code shall not supersede any other regulations or requirements adopted or imposed by the Alhambra City Council, the State of California, o...
	E. Private Agreements. This Code shall not interfere with or annul any recorded easement, covenant, or other agreement now in effect, provided that where this Code imposes greater restriction than imposed by an easement, covenant, or agreement, this C...
	F. Prior Ordinance. The provisions of this Code supersede all prior ordinances codified in Title 23 of the Alhambra Municipal Code and any amendments. No provisions of this Code shall validate any land use or structure established, constructed, or mai...
	G. Effect on Previously Approved Projects and Projects in Progress.
	1. Building Permit. Any building or structure for which a Building Permit has been issued may be completed and used in accordance with the plans, specifications, and permits on which said Building Permit was granted, provided at least one inspection h...
	2. Previously Approved Land Use Authorization. This Zoning Code shall not interfere with, repeal, abrogate, or annul any previously granted land use authorization. All allowances, requirements, and conditions of approval of previous land use authoriza...
	3. Land Use Authorization in Process. An application for a discretionary land use authorization that has been accepted by the Planning Division as complete for processing prior to the adoption of this Code or any applicable amendment shall be processe...

	H. Application During Local Emergency. The City Council may authorize a deviation from a provision of this Code during a local emergency declared and ratified under the Alhambra Municipal Code. The City Council may authorize a deviation by resolution ...

	23.01.060 Responsibility for Administration
	23.01.070 Severability
	23.01.080 Fees

	Chapter 23.02 Interpretation of the Zoning Code
	23.02.010 Purpose
	23.02.020 Rules of Interpretation
	A. General Rules. The following general rules apply to the interpretation and application of the Zoning Code.
	1. The specific controls the general.
	2. In case of conflict between the text and a figure, illustration, heading, caption, diagram, or graphic, the text controls.
	3. Sections and section headings contained herein shall not be deemed to govern, limit, modify, or in any manner affect the scope, meaning, or intent of any section.
	4. Unless the context clearly indicates the contrary, the following conjunctions shall be interpreted as follows:
	a. “And” indicates that all connected words or provisions shall apply.
	b. “And/or” indicates that the connected words or provisions may apply singularly or in any combination.
	c. “Or” indicates that the connected words or provisions may apply singularly or in any combination.
	d. “Either… or” indicates that the connected words or provisions shall apply singularly but not in combination.

	5. The words “shall”, “will”, “must”, and “is to” are always mandatory and not discretionary. “Should” is a regulation that is not mandatory but must be either fulfilled or the applicant must demonstrate an alternative that fulfills the intent of the ...
	6. The present tense includes the past and future tenses, and the future tense includes the past.
	7. The singular number includes the plural, and the plural, the singular.
	8. All references to departments, committees, commissions, boards, or other public agencies are to those of the City of Alhambra, unless otherwise indicated.
	9. All references to public officials are to those of the City of Alhambra, and include designated deputies of such officials, unless otherwise indicated.

	B. Calendar Days. All references to days are to calendar days, unless otherwise indicated. If a deadline falls on a weekend or holiday, or a day when the City offices are closed, it shall be extended to the next working day. The end of a time period s...
	C. Definitions. The Director shall make the interpretation for any definition not expressly identified in this Code.

	23.02.030 Rules of Measurement
	A. Fractions.  Whenever this Code requires consideration of distances, parking spaces, dwelling units, or other aspects of development or the physical environment expressed in numerical quantities, and the result of a calculation contains a fraction o...
	1. General Rounding. Fractions exceeding one-half (0.5) or greater shall be rounded up to the nearest whole number and fractions equal to or less than one-half (0.5) shall be rounded down to the nearest whole number, except as otherwise provided.
	2. Exception for State Affordable Housing Density Bonus. The calculation of fractions related to permitted bonus density units for projects eligible for bonus density pursuant to Government Code Section 65915 or any successor statute, and Chapter 23.1...

	B. Measuring Distances.
	1. Measurements are Shortest Distance. When measuring a required distance, such as the minimum distance between a structure and a lot line, the measurement is made at the closest or shortest distance between the two objects.
	2. Distances are Measured Horizontally. When determining distances for setbacks and structure dimensions, all distances are measured along a horizontal plane from the appropriate line, edge of building, structure, storage area, parking area, or other ...
	3. Measurements Involving a Structure. Measurements involving a structure are made to the closest support element of the structure. Structures or portions of structures that are entirely underground are not included in measuring required distances.
	4. Measurement of Vehicle Stacking or Travel Areas. Measurement of a minimum travel distance for vehicles, such as garage entrance setbacks and stacking lane distances, are measured down the center of the vehicle travel area. For example, curving driv...
	5. Measuring Radius. When a specified land use is required to be located a minimum distance from another land use, the minimum distance is measured in a straight line from all points along the lot line of the subject project, in all directions.

	C. Measuring Height. Height is measured as the vertical distance measured from the average level of the finished grade of the lot to the highest point of the object being measured.
	1. Measuring Building Height. Building height is the vertical distance measured from the average elevation of the finished grade within five feet of the structure to the highest point of the structure.
	2. Measuring the Number of Stories. In measuring the number of stories in a building, the following rules shall apply:
	a. An interior balcony or mezzanine shall be counted as a full story if its floor area exceeds one-third of the total area of the nearest full floor directly below it or if it is enclosed on more than two sides.
	b. A basement shall be counted as a full story if the vertical distance between finished grade and the finished surface of the floor above the basement is more than six feet at any point.
	c. A story shall not exceed 25 feet in height from the upper surface of the floor to the ceiling above.

	3. Measuring Height of Fences or Walls.

	D. Measuring Lot Width and Depth.
	1. Lot Width. Lot width is the horizontal distance between the side lot lines, measured at right angles to the lot along a straight line parallel to the front lot line at the minimum required building setback line.
	2. Lot Depth. Lot depth is measured along a straight line down from the midpoint of the front property line of the lot to the midpoint of the rear property line or to the most distant point on any other lot line where there is no rear lot line.

	E. Determining Floor Area. The floor area of a building is the sum of the gross horizontal areas of the several floors of a building measured from the exterior face of exterior walls, or from the centerline of a wall separating two buildings, but not ...
	F. Determining Floor Area Ratio. The floor area ratio (FAR) is the ratio of the total gross floor area of a development to the total site area of the property on which the development is located. To calculate the FAR, floor area is divided by site are...
	G. Determining Lot Coverage.  Lot coverage is the ratio of the horizontal area measured at the outside of the exterior walls of the ground floor of all principal and accessory buildings located on a lot to the net lot area, typically expressed as a pe...
	H. Determining Lot Frontage.
	1. Corner Lot. The front of a lot is the narrowest dimension of the lot with street frontage.
	2. Through Lot. Both street frontages shall be designated as the front of the lot.

	I. Determining Setbacks (Yards). A setback line defining a required yard is parallel to and at the specified distance from the corresponding front, side, or rear property line. Required setbacks shall be unobstructed from the ground to the sky except ...
	1. Yards Abutting Planned Street Expansions. If a property abuts an existing or proposed street for which the existing right-of-way is narrower than the right-of-way ultimately required for the street, the required setback shall be established from th...
	2. Yards on Alleys.
	a. If a side lot line abuts an alley, the yard shall be considered an interior side yard rather than a corner side yard.
	b. In calculating the minimum yard for any lot with an interior side yard abutting an alley, no part of the width of the alley may be considered as part of the required yard.


	J. Measuring Signs. The calculations of measurements related to signs are described in Chapter 23.21, Signs.


	Chapter 23.03 Zoning Districts and Zoning Map
	23.03.010 Establishment of Districts
	A. Base Zoning Districts. The City is divided into base zoning districts which are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	B. Specific Plan Districts. Specific plan districts are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	C. Overlay Districts. Overlay districts, one or more of which may be combined with a base zone, are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.

	23.03.020 Official Zoning Map and District Boundaries
	A. Uncertainty of Boundaries. If an uncertainty exists as to the boundaries of any district shown on the Official Zoning Map, the following rules shall apply:
	1. Boundaries indicated as approximately following the centerlines of alleys, lanes, streets, highways, streams, or railroads shall be construed to follow such centerlines.
	2. Boundaries indicated as approximately following lot lines, city limits, or extraterritorial boundary lines shall be construed as following such lines, limits, or boundaries.

	B. Parcels Containing Two or More Zoning Districts.
	1. For parcels containing two or more zoning districts, the location of the zoning district boundary shall be determined by the Director.
	2. For parcels containing two or more zoning districts, the applicable regulations for each district shall apply.




	Article II: District Regulations
	Chapter 23.04 Residential Zoning Districts
	23.04.010 Purpose and Applicability
	A. Provide for a full range of housing types to meet the diverse economic and social needs of residents;
	B. Preserve, protect, and enhance the character of the City’s neighborhoods;
	C. Enhance the quality of life of residents;
	D. Ensure that the scale and design of new development and alterations to existing development are compatible with surrounding uses and appropriate to the physical and aesthetic characteristics of the proposed location; and
	E. Provide sites for public and semi-public uses such as parks, schools, day care, and other community uses that serve residents and complement surrounding residential development.

	23.04.020 Land Use Regulations
	23.04.030 Development Standards
	A. Sloping Lot Adjustment.  Where a lot has a slope greater than 25 percent, measured from the curb line to a point midway between the side lot lines at a distance of 50 feet from the front lot line, the minimum required front setback is that of the z...
	B. Through Lots.


	Chapter 23.05 Commercial Zoning Districts
	23.05.010 Purpose and Applicability
	A. Provide for the orderly, well-planned, and balanced development of commercial areas;
	B. Designate adequate land for a full range of local- and regional-serving commercial and retail services, consistent with the General Plan;
	C. Maintain and strengthen the City’s economic resources;
	D. Increase employment opportunities and expand the economic base of the City;
	E. Provide appropriately-located areas that provide a variety of goods and services for residents, employees, and visitors;
	F. Provide opportunities for a mix of complementary uses that may combine residential and non-residential uses, or a variety of non-residential uses, on the same site; and
	G. Promote pedestrian-oriented, mixed-use commercial nodes and corridors at appropriate locations.

	23.05.020 Land Use Regulations
	23.05.030 Development Standards
	A. Required Building Location, CBD, EMC, and CMU Districts. The following building location requirements apply in the CBD, EMC, and CMU Districts.
	1. Build-to Line. Buildings shall be located within 10 feet of street-facing property lines for at least 50 percent of the linear street frontage.
	2. Corner Build Area. Buildings shall be located within 10 feet of the property line within 30 feet of the street corner.
	3. Frontage Improvements. The area between buildings and the property line shall be improved as part of a wider sidewalk, outdoor dining/seating area, or with landscaping.
	4. Modifications. These requirements may be modified or waived through approval of a Modification upon finding that:
	a. Entry courtyards, plazas, entries, or outdoor eating areas are located adjacent to the property line and buildings are built to the edge of the courtyard, plaza, or dining area; or
	b. The building incorporates an alternative entrance design that creates a welcoming entry feature facing the street or is designed in a manner that compliments adjacent or surrounding land uses




	Chapter 23.06 Employment Zoning Districts
	23.06.010 Purpose and Applicability
	A. Designate adequate land for commercial businesses, professional offices, and industrial development, consistent with the General Plan;
	B. Maintain and strengthen the City’s economic resources;
	C. Provide a range of employment opportunities to meet the needs of current and future residents; and
	D. Provide areas for a wide range of manufacturing, industrial processing, and service commercial uses, and protect areas where such uses now exist.

	23.06.020 Land Use Regulations
	23.06.030 Development Standards

	Chapter 23.07 Public and Semi-Public Zoning Districts
	23.07.010 Purpose and Applicability
	A. Provide land for the development of public, semi-public, recreational, and public parking uses that provide services to the community and support existing and new residential, commercial, and industrial land uses;
	B. Provide areas for educational facilities, cultural and institutional uses, health services, parks and recreation, general government operations, utility and public service needs, and other similar and related supporting uses; and
	C. Provide opportunities for outdoor recreation and meet the recreational needs of City residents.

	23.07.020 Land Use Regulations
	23.07.030 Development Standards

	Chapter 23.08 Specific Plan Districts
	23.08.010 Purpose
	23.08.020 Applicability
	A. Once adopted, a Specific Plan shall govern all use and development of properties within the bounds of that Specific Plan.
	B. Where a Specific Plan is silent regarding development standards, the provisions of this Title shall govern. The Director shall have the authority to determine which provisions of this Title apply where a Specific Plan is silent.
	C. When a use is not specifically listed as permitted in the Specific Plan, the Director shall assign the land use or activity to a classification that is substantially similar in character. Land uses not listed in the Specific Plan as permitted or no...
	D. No discretionary entitlement applications or other permits may be approved, adopted, or amended within an area covered by a Specific Plan, unless found to be consistent with the adopted Specific Plan.

	23.08.030 Adopted Specific Plans
	A. 2300 Poplar Boulevard Specific Plan. See the 2300 Poplar Boulevard Specific Plan on file with the City of Alhambra.
	B. 2400 South Fremont Avenue Specific Plan. See the 2400 South Fremont Avenue Specific Plan on file with the City of Alhambra.
	C. 2500 West Hellman Avenue Specific Plan. See the 2500 West Hellman Avenue Specific Plan on file with the City of Alhambra.
	D. Alhambra Pacific Plaza Specific Plan. See the Alhambra Pacific Plaza Specific Plan on file with the City of Alhambra.
	E. Alhambra Place Specific Plan. See the Alhambra Place Specific Plan on file with the City of Alhambra.
	F. Alhambra – 100 Bay Street (Alhambra Walk) Specific Plan. See the Alhambra – 100 Bay Street (Alhambra Walk)  Specific Plan on file with the City of Alhambra.
	G. Alhambra 5th and Main Specific Plan. See the Alhambra 5th and Main Specific Plan on file with the City of Alhambra.
	H. Casita de Zen Specific Plan. See the Casita de Zen Specific Plan on file with the City of Alhambra.
	I. Marengo & Acacia Specific Plan. See the Marengo & Acacia Specific Plan on file with the City of Alhambra.


	Chapter 23.09 Regional Commercial (-RC) Overlay District
	23.09.010 Purpose
	23.09.020 Applicability
	23.09.030 Minimum Lot Size

	Chapter 23.10 West Main Corridor Master Plan (-WMC) Overlay District
	23.10.010 Purpose
	23.10.020 Applicability
	23.10.030 West Main Corridor Master Plan

	Chapter 23.11 Planned Development (-PD) Overlay District
	23.11.010 Purpose
	A. Promote the development of a cohesive and aesthetically pleasing urban structure;
	B. Provide for greater flexibility in the design of the developments than is otherwise possible through the strict application of zone regulations;
	C. Ensure compliance with the General Plan and provide various types of land use which can be combined in compatible relationships with each other as a part of a holistically planned development; and
	D. Promote innovation and creativity in building design and development concepts.

	23.11.020 Zoning Map Designation
	23.11.030 Land Use Regulations
	A. Any permitted or conditional use authorized by this Title may be included in an approved PD Plan consistent with the General Plan land use designation(s) for the property.

	23.11.040 Development Standards
	A. Minimum Area. The minimum area of a PD Overlay District shall be one acre; however, the City Council may approve a smaller area if it finds that a PD would provide greater benefits to the general welfare of the Alhambra residents and property owner...
	B. Residential Unit Density. Except where a density bonus is granted in compliance with Chapter 23.14, Affordable Housing, Density Bonuses, and Incentives, the total number of dwelling units in a PD Overlay District shall not exceed the maximum number...
	C. Other Development Standards. Other development standards shall be as prescribed by the PD Overlay District. Where the PD Overlay District is silent regarding particular development standards, the development standards of the applicable base zoning ...

	23.11.050 Project Review


	Article III: Citywide Regulations
	Chapter 23.12 General Site Regulations
	23.12.010 Purpose and Applicability
	23.12.020 Accessory Structures
	A. Applicability.
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.

	B. Relation to Existing Structures. A detached accessory structure may only be constructed on a lot on which there is a permitted main building to which the accessory structure is related.
	C. Development Standards. Accessory structures shall meet the development standards of the Zoning District in which it is located except as follows:
	1. Maximum Height. Accessory structures shall not exceed a height of 15 feet.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.

	D. Plumbing. Residential accessory structures may have the plumbing for laundry, water heaters, toilet, shower , and/or sink subject to the following limitations:
	1. Sinks are limited to single compartment sinks; multi-compartment kitchen type sinks are not allowed.
	2. Access to a bathroom must be from the exterior of the building only. No interior access is allowed.


	23.12.030 Development on Substandard Lots
	A. Development Standards. A substandard lot is buildable but shall be subject to the same development standards as a standard lot.
	B. Reductions Prohibited. No substandard lot shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.12.040 Encroachments into Required Setbacks
	23.12.050 Fences and Freestanding Walls
	A. Maximum Height. The maximum allowed height of fences, walls, dense hedges, and related structures is as follows:
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	a. Fences, walls, dense hedges, and similar structures may be a maximum of three feet high measured from finished grade.
	b. The fence or wall shall not be constructed from grey smooth block , wire or chain link.
	c. The fence or wall shall not contain any points or ornamentation along its top.
	d. The fence or wall shall be architecturally compatible with the design and style of the associated development and any corner side yard fence .

	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	a. Exceptions. Fences, walls, dense hedges, and similar structures exceeding six feet in height to enclose commercial or industrial uses, tennis courts, or similar areas, when such fences are not in a street setback area, may be erected with approval ...


	B. Prohibition on Hazardous Fencing Materials. The use of barbed wire, razor wire, ultra-barrier, electrified, and other hazardous fencing is not permitted unless such fencing is required by any law or regulation of the City, the State of California, ...
	C. Maintenance. All walls and fences shall be maintained in a safe, neat and orderly condition at all times.

	23.12.060 Grading
	23.12.070 Height Exceptions
	23.12.080 Lighting and Illumination
	A. Applicability. The standards of this Section apply to all new development and to exterior alterations and additions that involve replacement light fixtures or systems, except as provided below.
	1. Exemptions. The following lighting is exempt from the provisions of this Section.
	a. Public Street Lighting.
	b. Athletic Field Lights. Athletic field lights used within a public school campus or public park.
	c. Safety and Security Lighting. Safety and security lighting for public facilities.
	d. Construction and Emergency Lighting. All construction or emergency lighting fixtures, provided they are temporary and are discontinued immediately upon completion of the construction work or abatement of the emergency.


	B. Prohibitions. The following types of exterior lighting are prohibited.
	1. Searchlights. The operation of searchlights for advertising purposes.
	2. Mercury Vapor. Mercury vapor lights.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.

	C. Minimum Illumination.
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.

	D. General Requirements .
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.


	23.12.090 Outdoor Storage
	A. Industrial Zone. In the Industrial Zone, outdoor storage is permitted as an accessory use  and allowed as primary use with the approval of a Conditional Use Permit.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening

	B. Public Facilities Zone. In the Public Facilities Zone, outdoor storage is permitted as an accessory  use.
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening


	23.12.100 Recreational Vehicle Storage
	23.12.110 Refuse and Recycling Collection Areas
	A. General Requirements. All waste and recycling shall be placed in an appropriate receptacle. All garbage cans, mobile trash bins, receptacles, and all recycling materials and containers for such recycling materials shall be maintained and stored in ...
	B. Containment. All development shall provide either individual waste and recycling containers or waste and recycling enclosures consistent with the following:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	a. Development Type. Individual waste and recycling containers may be provided for:
	i. Single-unit development.
	ii. Multi-unit development with three or fewer units.
	iii. Nonresidential development where the Director finds that the nature of the proposed development is such that the development will be adequately served with individual waste and recycling containers.

	b. Location.  The waste and recycling containers shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumbe...
	c. Visibility. The waste and recycling containers shall not be visible from a public right-of-way.

	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	a. Size. Waste and recycling-container enclosures shall be sized to accommodate all trash, garbage, recyclables, and green waste until such items are picked up by the City or its contracted waste and recycling collector.
	b. Location.
	i. The waste and recycling container enclosure shall be located within 100 feet of an access point to the building they serve for nonresidential development and within 200 feet of an access point to the unit it serves for residential development.
	ii. The waste and recycling container enclosure shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumber...

	c. Accessibility.
	i. Waste and recycling storage areas shall be accessible so that trucks and equipment used by the contracted waste and recycling collector have sufficient maneuvering areas and, if feasible, so that the collection equipment can avoid backing up.
	ii. For residential development with ten or more units, independent access shall be provided such that trash can be deposited without opening gates.

	d. Screening. Waste and recycling storage areas located outside or on the exterior of any building shall be screened with a solid enclosure at least five feet high and include a roof structure.
	e. Enclosure Material. Enclosure material shall be solid masonry or concrete tilt-up with decorated exterior-surface finish. The trash enclosure shall match and complement the color scheme and architecture of the associated development.
	f. Gate Material. Latching, view-obscuring gates shall be provided to screen trash enclosure openings.



	23.12.120 Screening
	A. Applicability. The standards of this Section apply to all new development and additions that expand existing floor area by 10 percent or more.
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...

	B. Required Screening .
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	a. Flat Roof, Partial or No Parapet. Roof-mounted equipment or ducts located on a flat roof (partial or no parapet) shall be screened from view from any street, public right-of-way or adjacent property. The screening shall be solid match and complemen...
	b. Pitched Roof. For roof-mounted equipment or ducts located on a pitched roof, the pitched roof shall be designed and constructed to accommodate roof-mounted equipment. A platform shall be constructed and recessed into the roof such that one side of ...
	c. Parapet Roof. For roof-mounted equipment or ducts located on a parapet roof, the parapet roof shall be designed and constructed to accommodate roof-mounted equipment. Any portion of the equipment or ducts which are above the parapet shall be screen...

	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	a. When new  utility service is installed in conjunction with new or existing development, all existing and proposed utilities on a project site shall be placed underground. Such undergrounding shall be accomplished in accordance with the utility's ru...
	b. All surface or ground mounted utility facilities, including transformers, terminal boxes, pull boxes, gas meters and electric meter cabinets shall be screened from public view and/or treated to match the materials and colors of the adjacent buildin...
	c. Electric meters which are located on the exterior of a building shall be contained within a flush mounted cabinet and screened from public view. The meter cabinets shall match the building materials and color.
	d. Gas meters which are located in the front of a building shall be screened from public view with a minimum 30-inch high masonry wall. Such wall shall be treated to match the color and finish of the adjacent building.
	e. Exceptions may be granted by the Director where screening is infeasible due to health and safety or utility requirements.

	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	a. Timing. The screening wall shall be provided at the time of new construction or expansion of buildings, or changes from one use classification to another use classification.
	b. Location. Screening walls shall follow the lot line of the lot to be screened unless the Director finds that screening in another location on the lot will substantially screen the subject building, facility, or activity.
	c. Height. The screening wall shall be four feet in height within the required front setback of the subject lot and adjacent to the required front setback of the adjacent residential lot and six feet in height in other locations.
	d. Materials. The screening wall shall be solid masonry .

	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.
	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.

	C. Maintenance. Screening walls shall be maintained in good repair, including painting, if required, and shall be kept free of litter or advertising. Where hedges are used as screening, trimming or pruning shall be employed as necessary to maintain th...

	23.12.130 Security Devices
	A. Residential Zones and Residential Uses. Security devices on doors and windows, are prohibited in all Residential Zones and on all Residential Uses. Those security devices installed prior to March 21, 2016 are considered legal nonconforming, provide...
	B. Nonresidential Zones.  Security devices are allowed in nonresidential zoning districts. Security devices on building openings which face public streets shall comply with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	a. The security devices shall be interior mounted, retractable or openable, and concealed from public view during business hours.
	b. Any associated mechanical equipment or housing shall be concealed from public view.
	c. The security devices shall be architecturally integrated with the design of the building.

	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	a. Security devices, bars and decorative wrought iron grillwork may be permitted for windows or other building openings.
	b. Decorative wrought iron grillwork or gates may also be permitted for doors, porches, breezeways and other building openings. Such grill-work must be openable or retractable and concealed from view during business hours.
	c. Exterior mounted security shutters are also permitted provided that such devices are retract-able and are concealed from view during business hours.
	d. Security devices shall be architecturally integrated with the design of the building, shall be aesthetically attractive and shall not overwhelm or dominate the building.


	C. Installation. Security devices shall be installed in compliance with all applicable regulations of the Fire and Police Departments and the Building Division.
	D. Nonconforming Security Devices. Immediately upon any change, modification, alteration in the building, a new use requiring a new business license (excepting change of ownership), or discontinuation of use of the premises for more than 14 consecutiv...

	23.12.140 Swimming Pools
	A. Front Yards. Swimming pools, spas and pool equipment shall not be located within a required front yard.
	B. Side and Rear Yards. Swimming pools, spas and pool equipment may be located within the required interior side, or rear yard provided the swimming pool and pool equipment, including pumps, are located a minimum of three feet from any property line.
	C. Corner Side Yards. Swimming pools, spas and pool equipment may be located within the required corner side yard provided the swimming pool and pool equipment, including pumps, are located a minimum of five feet from any property line.

	23.12.150 Tree Preservation
	A. Purpose and Intent. This Section is established to recognize oaks, and other California native and mature trees as significant aesthetic and ecological resources and to create favorable conditions for the preservation and propagation of plant herit...
	1. Maintain and enhance the public health, safety and welfare through the mitigation of soil erosion and air pollution.
	2. Preserve and enhance property values through conserving and enhancing the distinctive and unique aesthetic character of many areas in the City.

	B. Applicability. The provisions of this Section apply to all protected trees defined as follows.
	1. Protected Trees.
	a. Quercus family trees (oaks) taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	b. California native trees taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	c. Mature tree: A tree taller than 20 feet or with a trunk diameter larger 24 inches in diameter, or 75 inches in circumference, measured at a point four and one-half feet above the root crown.


	C. Tree Permit Required. A Tree Permit is required to remove, top, trim, prune, damage, or otherwise materially alter a protected tree on private property, except as provided below.
	1. Exceptions. The following are exempt from the requirement for a Tree Permit.
	a. Trees located in the required rear and side yards in the R-1 and R-2 zoning districts.
	b. Fruit trees.
	c. Any palm tree that is not listed as a California native.
	d. Normal and routine trimming or pruning which does not constitute trimming or topping or result in damage or death to a tree.
	e. Removal of dead wood.
	f. Cases of emergency where the Community Development Director, Director of Public Works, or member of a law enforcement agency or Fire Department, determines that the protected tree poses an imminent threat to the public safety, or general welfare.
	g. Removal or relocation of trees necessary to obtain adequate line-of-sight distances for traffic safety as required by the Community Development Director or the Director of Public Works Services.
	h. Removal or trimming of trees for the protection of any public property or public utility property that is undertaken by authority of the City, other public agency having jurisdiction, or public utility.


	D. Tree Permit-Hazardous or Diseased Trees.
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.

	E. Tree Permit-Healthy Trees.
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	a. An explanation as to why the tree’s removal is necessary.
	b. An explanation as to why tree removal is more desirable than alternative project designs.
	c. An explanation of any mitigation measures.

	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	5. Replacement Trees.
	a. Number.
	i. Quercus family (oaks) and California native trees: Two 24-inch box replacement oak or native trees   shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.
	ii. Mature trees: One 24-inch box replacement similar or native trees shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.

	b. Location.
	i. A minimum of 50 percent of the replacement trees shall be planted on site.
	ii. A maximum of 50 percent of the replacement trees may be planted off-site at locations approved by the Director or have their obligation met through payment of an in-lieu fee. The value of each replacement tree, including the cost of installation, ...



	F. Enforcement.
	1. Whenever a tree removal has occurred in conjunction with construction or work contrary to the provisions of this Chapter, a Code Enforcement Officer shall issue a citation per tree removed without a permit and a City Inspector shall issue a notice ...
	2. Whenever a tree removal has occurred, independent of a development project, contrary to the provision of this Chapter, no Building Permits on the property associated with the violation shall be issued for a period of one year.
	3. Whenever a tree removal has occurred contrary to the provision of this Chapter, the required number of replacement trees shall be double the standard provision.


	23.12.160 Underground Utilities
	23.12.170 Visibility at Intersections

	Chapter 23.13 Building Design Standards
	23.13.010 Purpose and Applicability
	23.13.020 Multi-Family and Mixed-Use Residential Development Citywide, and Nonresidential Development in the CBD, EMC, CMU, and PO Zones
	A. Building Entrances and Orientation.
	1. Buildings located within 30 feet  of a front or street side lot line shall be oriented toward the adjacent front or street side lot line with the building frontage parallel to the fronting pedestrian walkway . The primary building entrance shall fa...
	2. All buildings located in the interior of a site shall have an entrance from a pedestrian walkway that is a minimum of four feet wide and connects to a public sidewalk.
	3. In the CBD Zone, one or more public entrances shall be provided at the rear of all buildings which face Main Street.
	4. Additional Entrance Requirements, Ground Floor Nonresidential  Uses.
	a. There shall be a minimum of one entrance for every 50 feet of building frontage with a maximum separation of 100 feet between entrances.
	b. Buildings located on corners shall provide an entrance toward each street or have a corner entrance that provides a common entrance to the building from both streets.

	5. Additional Entrance Requirements, Residential Uses.
	a. Shared Entrances . All buildings that provide access to more than one unit from a shared exterior entrance shall provide a minimum of one primary shared entranceway that leads to a common area, such as a lobby or community space, a minimum of 10-fe...
	i. A roofed projection over the door (such as an awning, canopy, or overhang) with a minimum depth of five feet and a minimum horizontal area of 30 square feet.
	ii. A recessed entry bay with a minimum depth of five feet.
	iii. Incorporating  the entrance into a vertical mass that extends two or more feet above the height of the first floor plate vertical mass.
	iv. Transparent window s or openings that comprise a minimum of 50 percent of the area located within 20 feet of the midpoint of the primary building entrance. Glass is considered transparent where it has a transparency higher than 80 percent and exte...

	b. Individual Entrances. All residential units accessed through individual entrances at the ground level shall provide a minimum of one primary individual entranceway with a projection (such as a porch) or recess with a minimum depth of three feet and...


	B. Building Design. Buildings shall include the following design features to create visual variety and avoid a large-scale and bulky appearance.
	1. Minimum Depth of Overhanging Eaves. Overhanging eaves, if provided, shall extend a minimum of two feet beyond the supporting wall.
	2. Roof Line. Roof lines shall be varied and designed to minimize the bulk of a building, screen roof-mounted equipment, and enhance the building’s architectural design through the following methods:
	a. A minimum of one roof line offset of at least 18 inches in height  and 20 feet in length shall be provided for every 50 feet of façade length.
	b. Where parapets  are provided, the minimum 18-inch offset in height required in Section 2a may be substituted by an offset of at least 18 inches in depth. All parapets shall provide returns of at least six feet in depth at the end of the parapet fac...

	3. Façade Articulation. Any building over 50 feet wide shall provide a massing break with a minimum width of 20 feet and minimum depth of 10   feet for every 50 feet of façade length.
	a. Buildings Three or More Stories. In addition to the façade articulation requirement in Section B(3), upper and lower stories in buildings of three or more stories shall be distinguished by incorporating one or more of the following features. These ...
	i. A change in façade materials, along with a change in plane at least one inch in depth at the transition between the two materials.
	ii. A base treatment at the ground floor consisting of a material such as brick, stone, concrete masonry, or other material distinct from the remainder of the façade and projecting at least one inch from the wall surface of the remainder of the building.
	iii. Setting back the top floor or floors of the building at least five feet from the remainder of the façade.


	4. Windows and Openings.
	a. No wall facing a public right-of-way shall run in a continuous plane of more than 30 feet without a window, door, or other opening.
	b. Nonresidential Uses: Building Transparency/Required Openings. Exterior walls facing and within 30 feet of a front or street side lot line or pedestrian walkway  shall include windows, doors, or other openings for at least 50 percent of the building...
	i. Design of Required Openings. Openings fulfilling this requirement shall have transparent glazing and provide views into work areas, display areas, sales areas, lobbies, or similar active spaces, or into window displays that are at least three feet ...
	ii. Reductions. The Director may approve a Modification to reduce or waive the building transparency requirement where one of the following findings can be made:
	(1) The proposed use has certain operational characteristics with which providing the required windows and openings is incompatible; and
	(2) Street-facing building walls will exhibit architectural relief and detail, and will be enhanced with landscaping in such a way as to create visual interest at the pedestrian level.


	c. Residential Uses: Window Trim or Recess. Windows for residential uses shall have trim at least one-half inch in depth, or be recessed at least two inches from the plane of the surrounding exterior wall.

	5. Exterior Building Colors and Materials.
	a. Each  façade shall have three or more colors and three or more materials .
	b. The following materials are prohibited.
	i. Vinyl siding
	ii. T-111 plywood siding
	iii. Exterior Insulation Finishing System (EIFS)



	C. Space Requirements.
	1. Ground Floor Height, Nonresidential Uses. The minimum ground floor height for nonresidential uses is 14 feet measured floor to floor.
	2. Ground Floor Height,  Residential Uses. The minimum ground floor height for residential uses is 10 feet measured floor to floor.
	3. Tenant Space Depth , Nonresidential Uses. Nonresidential ground floor interior tenant spaces shall be a minimum of 60 feet in depth for a minimum of half of the width of the tenant space and a minimum of 40 feet in depth elsewhere, except as exempt...
	4. Private Storage Space. Each residential dwelling unit shall have at least 100 cubic feet of enclosed, weather-proofed, and lockable private storage space with a minimum horizontal dimension of three feet.

	D. Open Space Requirements. Open space  shall be provided in compliance with the standards of this Section. No portion of required open space shall be used for driveways or off-street vehicle parking and loading facilities, nor may one area of open sp...
	1. Common Open Space.   Common Open Space provides permanent areas for recreation and enjoyment with shared access for all building occupants. Common Open Space includes but is not limited to courtyards, terraces, forecourts, gardens, outdoor dining a...
	a. Amount of Common Open Space. The amount of required open space shall be equal to a minimum of 300 square feet for each unit.
	i. Common indoor recreation/office  uses may be calculated towards meeting the open space requirement if the development has 20 or more units. Such indoor common open space shall be accessible and available to all project residents for indoor activiti...
	ii.

	b. Minimum Dimensions. Common Open Space shall have a minimum dimension of 15 feet in all directions, except common indoor recreation/office uses
	c. Accessibility. Common Open Space shall be accessible to all building occupants. A minimum passageway to any required Common Open Space of seven feet in width with a minimum three foot wide walkway shall be provided.
	d. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, decking, or other serviceable, dust-free su...
	i. Maximum Slope. Slopes shall not exceed 10 percent.

	e. Required Amenities. Recreational amenities shall be required on all projects of four or more units. The amenities shall include one or more of the following: Swimming pool, spa, recreation room with ping pong table and lounge furniture or billiard ...
	f. Maintenance. Common indoor and outdoor open space shall be controlled and permanently maintained by the owner of the property, or by a homeowners' association. Provisions for such control and maintenance shall be included in the covenants, conditio...

	2. Private Open Space.  Private Open Space provides open space areas for the exclusive use of the occupants of a single dwelling unit and includes but is not limited to balconies, decks, terraces, patios, fenced yards, and other similar private areas.
	a. Minimum Dimensions. Private open space located on the ground level (e.g., yards, decks, patios) shall have no dimension less than eight feet. Private open space located above ground level (e.g., balconies) shall have no dimension less than five feet.
	b. Accessibility. Private Open Space shall be accessible to only one dwelling unit by a doorway to a habitable room or hallway.
	c. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, or other serviceable, dust-free surfacing. ...


	E. Limitations on Location of Parking.  Above ground parking and structured parking, including partially submerged or underground parking with three or more feet above ground shall be located a minimum of 40 feet  from the primary street facing proper...
	1. The design incorporates conditioned, usable space built close to the public sidewalk to the maximum extent feasible; and
	2. The site is physically constrained such that underground parking or above ground parking located more than 40 feet from the primary street frontage is not feasible.

	F. Pedestrian Access. On-site pedestrian circulation and access shall be provided according to the following standards.
	1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	2. Circulation Network. On-site walkways shall be connected to the public sidewalk and other planned or existing pedestrian routes. An on-site walkway shall connect the primary building entry or entries to a public sidewalk on each street frontage.
	3. Pedestrian Walkway Design.
	a. Walkways shall be a minimum of four feet wide, shall be hard-surfaced, and paved with concrete, stone, tile, brick, or comparable material.
	b. Where a required walkway  crosses parking areas or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, striping, or similar method.
	c. Where a required  walkway is parallel and within two feet of an auto travel lane, it must be raised or separated from the auto travel lane by a physical barrier consisting of a raised curb at least four inches high.




	Chapter 23.14 Affordable Housing, Density Bonuses and Incentives
	23.14.010 Purpose
	23.14.020 Applicable Zoning Districts
	23.14.030 Qualifications
	23.14.040 Density Bonus, Incentives and Concessions
	23.14.050 Application
	A. A brief description of the proposed housing development;
	B. The total number of housing units proposed in the development project, including unit sizes and number of bedrooms;
	C. The total number of units proposed to be granted through the density increase and incentive program over and above the otherwise maximum density for the project site;
	D. The total number of units to be made affordable to or reserved for sale or rental to, very low, low, or moderate income households, or senior citizens, or other qualifying residents ;
	E. The zoning, general plan designations and assessor’s parcel number(s) of the project site;
	F. A vicinity map and preliminary site plan, drawn to scale, including building footprints, driveway(s) and parking layout; and
	G. A list of any concession(s) or incentive(s) being requested to facilitate the development of the project, and a description of why the concession(s) or incentive(s) is needed.

	23.14.060 Review and Consideration
	23.14.070 Continued Affordability
	23.14.080 Denial of Affordable Housing Projects
	A. The project is not needed for the City to meet its share of the regional need of low and/or moderate income housing as outlined in the adopted Housing Element to the General Plan; or
	B. The project as proposed would have a specific, adverse impact upon the public health and safety, and there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without rendering the project unaffordable to low and/o...
	C. Denial of the project or imposition of conditions is required in order to comply with specific state or federal law, and there is no feasible method to comply without rendering the project unaffordable to low and/or moderate income households; or
	D. Approval of the project would increase the concentration of low income households in a neighborhood that already has a disproportionately high number of low income households and there is no feasible method of approving the development at a differe...
	E. The project is proposed on land zoned for resource preservation which is surrounded on at least two sides by land being used for agricultural or resource preservation purposes, or which does not have adequate water or wastewater facilities to serve...
	F. The project is inconsistent with the land use designation as outlined in the adopted General Plan or in any General Plan element as it existed on the date the application for the project was deemed complete.


	Chapter 23.15 Inclusionary Housing
	23.15.010 Purpose
	23.15.020 Definitions
	A. Adjusted for Household Size Appropriate for the Unit. A household of one person in the case of a studio unit, two persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, four persons in the case of a three-bedroo...
	B. Affordable Housing Cost. The total housing costs paid by a qualifying household, which shall not exceed a specified fraction of their gross income, adjusted for household size appropriate for the unit, as follows:
	1. Very low income households, rental units:  30 percent of 50 percent of the Los Angeles County median income;
	2. Low income households, rental or for-sale units: 30 percent of 80 percent of the Los Angeles County median income;
	3. Moderate income households, for sale units: 40 percent of 110 percent of the Los Angeles County median income;
	4. Moderate income households, rental units: 30 percent of 120 percent of the Los Angeles County median income.

	C. Developer. Any person, firm, partnership, association, joint venture, corporation, or any entity or combination of entities, which seeks City approvals for all or part of a residential development.
	D. Development Agreement. An agreement entered into between the City and a developer pursuant to § 65864 of the Cal. Gov’t Code and Chapter 23.33, Development Agreements.
	E. Director. The City’s Director of Community Development Department or his or her designee.
	F. Discretionary Approval. Any entitlement or approval pursuant to Title 23 of Alhambra Municipal Code, including but not limited to a use permit, variance, design approval, and subdivision map.
	G. Inclusionary Housing Agreement. A legally binding agreement between a developer and the City, in form and substance satisfactory to the Director and City Attorney, setting forth those provisions necessary to ensure that the requirements of this cha...
	H. Inclusionary Housing Plan. The plan referenced in Subsection 23.15.070.A, and further described in the regulations, which sets forth the manner in which the requirements of this Chapter will be implemented for a particular residential development.
	I. Inclusionary Housing Trust Fund. Shall have the meaning set forth in Section 23.15.110, Inclusionary Housing Trust Fund.
	J. Inclusionary Unit. A dwelling unit that will be offered for rent or sale to low and moderate income households, at an affordable housing cost, pursuant to this Chapter.
	K. Low Income Households. Households whose gross income does not exceed  80 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	L. Low Income Units, Moderate Income Units, and Very Low Income Units. Inclusionary units restricted to occupancy by low, moderate, or very low income households, respectively, at an affordable housing cost.
	M. Market Rate Units. Those dwelling units in a residential development that are not inclusionary units.
	N. Moderate Income Households. Households whose gross income does not exceed 120 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	O. Regulations. The regulations adopted by the City Council pursuant to Section 23.15.100, Regulations, for the implementation and enforcement of the provisions of this Chapter.
	P. Residential Development . The new construction of projects consisting of: (i) five or more single family units for which a Residential Planned Development (RPD ) approval is obtained pursuant to Chapter 23.62; or (ii) five or more multi-family dwel...
	Q. Substantial Rehabilitation or Substantially Rehabilitated. The rehabilitation of a dwelling unit(s) that has substantial building and other code violations, and has been vacant for at least six months, such that the unit is returned to the City’s h...
	R. Total Housing Costs. The total monthly or annual recurring expenses required of a household to obtain shelter. For a rental unit, Total Housing Costs include the monthly rent payment and utilities. For an ownership unit, Total Housing Costs include...
	S. Very Low Income Households. Households whose gross income is equal to 50 percent or less of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.

	23.15.030 Applicability
	23.15.040 Inclusionary Unit Requirement
	A. A total of 15 percent of all newly constructed dwelling units in residential developments shall be developed, offered to and sold or rented to low and moderate income households, at an affordable housing cost, as per the following breakdown:
	1. Nine percent of all newly constructed dwelling units shall be sold or rented to low income households;
	2. Six percent of all newly constructed dwelling units shall be sold or rented to moderate income households.

	B. The inclusionary unit requirement set forth in Subsection (A) of this Section may be reduced as follows:
	1. If very low income units are provided in lieu of required low income units, a credit of 1.5 units to every one unit shall be provided;
	2. If very low income units are provided in lieu of required moderate income units, a credit of two units to every one unit shall be provided;
	3. If low income units are provided in lieu of required moderate income units, a credit of 1.5 units to every one unit shall be provided.

	C. In calculating the required number of inclusionary units, fractional units of .75 or above will be rounded up to a whole unit if the residential development consists of ten to 20 units; fractional units of .50 or above will be rounded up to a whole...

	23.15.050 Alternatives
	A. In lieu Fee. At the discretion of the developer, if a residential development consists of 20 units or less, payment of a fee in lieu of all or some of the inclusionary units, as follows:
	1. The amount of the fee shall be calculated using the fee schedule established by resolution of the City Council.
	2. One-half of the in lieu fee required by this Subsection shall be paid (or a letter of credit posted) prior to issuance of a Building Permit for all or any part of the residential development. The remainder of the fee shall be paid before a certific...
	3. The fees collected shall be deposited in the Inclusionary Housing Trust Fund.

	B. Off-site Units. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by constructing or subst...
	C. Land Donation. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by a conveyance of land t...

	23.15.060 Exemptions
	A. Residential developments that obtain a Planning Commission approval  from the City prior to the effective date of this Chapter, which obtain a Building Permit pursuant to that discretionary approval within one year of the effective date of this Cha...
	B. Residential developments that are exempt from this Chapter pursuant to State law.

	23.15.070 Procedures
	A. At the times and in accordance with the standards and procedures set forth in the regulations, developers shall:
	1. Submit an Inclusionary Housing Plan for approval by the Director, setting forth in detail the manner in which the provisions of this Chapter will be implemented for the proposed residential development;
	2. Execute and cause to be recorded an Inclusionary Housing Agreement (unless developer is complying with this Chapter pursuant to Subsection 23.15.050.A, In-lieu Fee, or Subsection 23.15.050.C, Land Donation.

	B. No discretionary approval shall be issued for all or any portion of a residential development subject to this Chapter until the developer has submitted an Inclusionary Housing Plan.
	C. No building permit shall be issued for all or any portion of a residential development subject to this Chapter unless the Director has approved the Inclusionary Housing Plan, and the Inclusionary Housing Agreement (if required) is recorded.
	D. No certificate of occupancy shall be issued for all or any portion of a residential development subject to this Chapter unless the approved Inclusionary Housing Plan has been fully implemented.

	23.15.080 Standards
	A. All inclusionary units shall be reasonably dispersed throughout the residential development; shall be proportional, in number, bedroom size and location, to the market rate units; and shall be comparable with the market rate units in terms of the b...
	B. All inclusionary units in a residential development shall be constructed concurrently with or prior to the construction of the market rate units. In the event the City approves a phased project, some inclusionary units as required by this Chapter s...
	C. Inclusionary units shall be reserved for low and moderate income households at the ratios established pursuant to Section 23.15.040, Inclusionary Unit Requirement, and shall be provided at the applicable affordable housing cost.
	1. An inclusionary unit that is for rent shall remain reserved for the target income level group at the applicable affordable housing cost in perpetuity.
	2. An inclusionary unit that is for sale shall remain reserved for the target income level group at the applicable affordable housing cost for a period of 45 years.

	D. Notwithstanding Subsection (C)(2) of this Section, inclusionary units for sale may be sold to an above moderate income purchaser in accordance with procedures set forth in the regulations, provided that the sale shall result in a recapture by the C...

	23.15.090 Enforcement
	A. The provisions of this Chapter shall apply to all developers and their agents, successors and assigns proposing a residential development. All inclusionary units shall be rented or sold in accordance with this Chapter and the regulations adopted pu...
	B. Any individual who sells or rents an inclusionary unit in violation of the provisions of this Chapter shall be required to forfeit all monetary amounts so obtained. Recovered funds shall be deposited into the Inclusionary Housing Trust Fund.
	C. The City may institute any appropriate legal actions or proceedings necessary to ensure compliance with this Chapter, including but not limited to: (1) actions to revoke, deny or suspend any permit, including a building permit, certificate of occup...
	D. In any action to enforce this Chapter or an Inclusionary Housing Agreement recorded hereunder, the City shall be entitled to recover its reasonable attorney’s fees and costs.

	23.15.100 Regulations
	23.15.110 Inclusionary Housing Trust Fund
	23.15.120 Administrative Fees
	23.15.130 Appeal
	23.15.140 Taking Determination
	A. Commencing upon the approval or disapproval of the Inclusionary Housing Plan by the Director pursuant to the regulations, and within 15 days thereafter, a developer may request a determination that the requirements of this Chapter, taken together w...
	B. In making the taking recommendation or determination, the decision maker shall assume each of the following:
	1. Application of the inclusionary housing requirement to the residential development;
	2. Application of the inclusionary incentives;
	3. Utilization of the most cost-efficient product type for the inclusionary units; and
	4. External funding where reasonably likely to occur.

	C. If it is determined that the application of the provisions of this Chapter would be a taking, the Inclusionary Housing Plan shall be modified to reduce the obligations in the inclusionary housing component to the extent and only to the extent neces...


	Chapter 23.16 Art in Public Places Program
	23.16.010 Purpose
	A. Cultural and artistic resources enhance the quality of life for individuals living in, working in and visiting the City.
	B. Balanced development of cultural and artistic resources preserves and improves the quality of the urban environment and increases real property values.
	C. Cultural and artistic resources are an important aspect of educating and enhancing the community of the City, and supporting outside art projects such as the Pasadena Rose Parade Float help to serve this goal.
	D. As development and revitalization of the real property within the City continues, the opportunity for creation of cultural and artistic resources is diminished.
	E. As this development and revitalization continues as a result of market forces, urbanization of the community results.
	F. As these opportunities are diminished and this urbanization occurs, the need to develop alternative sources for cultural and artistic outlets to improve the environment, image and character of the community is increased.
	G. Development of cultural and artistic assets should be financed by those whose development and revitalization diminishes the availability of the community’s resources for those opportunities and contributes to community urbanization.
	H. Establishment of this Arts in Public Places Program will promote the general welfare through balancing the community’s physical growth and revitalization and its cultural and artistic resources.

	23.16.020 City Art Fund Created
	A. There is hereby created a fund to be known as the “Art in Public Places Fund” (“Art Fund”) to account for fees paid pursuant to this Chapter. This fund shall be maintained by the City Treasurer and shall be used solely:
	1. For the acquisition, installation, improvement, maintenance and insurance of an art work;
	2. To sponsor or support performing arts and/or outside art projects, including but not limited to the Pasadena Rose Parade Float;
	3. For the acquisition and improvement of real property for the purpose of displaying art work, which has been or may be subsequently approved by the City; or
	4. For maintenance of and utility charges related to property purchased pursuant to subsections A.1 and A.3 above.

	B. If real property purchased with monies from the Art Fund is subsequently sold, the proceeds from the sale shall be returned to the Art Fund.

	23.16.030 Arts Committee Established
	23.16.040 Applicability
	A. New Development. All new residential development of more than five units, and all commercial, industrial, and public building development projects, with a building valuation exceeding $500,000 shall be subject to the provisions of this Chapter.
	B. Existing Development. Exterior modifications, alterations and additions, all remodeling of existing residential buildings of more than five units, and all remodeling of existing commercial, industrial and public buildings, shall be subject to the p...
	C. Exempt Development. The following developments or modifications, alterations and additions to the developments are exempt from this Chapter. This exemption shall apply only as long as the exempt use is maintained.
	1. Low- or moderate-income housing,
	2. Senior housing,
	3. Performing arts facilities,
	4. Museums,
	5. Public buildings,
	6. Interior remodel/tenant improvements, and
	7. National disaster repairs/rebuilding required by code.


	23.16.050 Obligation
	A. Any development subject to this Chapter shall be obligated to contribute to the City's Art in Public Places program. The amount of such contribution shall be a percentage of the total building valuation for the development excluding land value, off...
	B. An applicant may satisfy the contribution obligation required by subsection A above in one of four ways:
	1. Through payment in cash of the contribution amount directly to the Art Fund (the "In Lieu Fee"); or
	2. Through donation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City; or,
	3. Through installation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.070, Procedures for Placing Art Work on Private Property; or,
	4. Through design of the development in such a manner that it satisfies the contribution obligation pursuant to Section 23.16.130, Procedure for Approving Architecture as Art.

	C. Nothing in this Section shall prohibit the applicant from privately placing or publicly donating an approved art work with acquisition and installation costs in an amount less than the contribution amount; provided that the applicant shall also pay...
	D. Fifteen percent of the revenue generated from the Art Fund is allocated for administrative costs.

	23.16.060 Timing
	A. If an applicant elects to satisfy its obligations hereunder through the payment of an in lieu art fee, such payment shall be made prior to issuance of building permit. As used in this Chapter, "applicant" shall mean an applicant for a building perm...
	B. If an applicant elects to satisfy its obligations hereunder through donation of an approved art work, or installation of an approved art work on private property, the art work shall be approved, as provided herein, prior to issuance of a Building P...
	C. Prior to final inspection or issuance of a certificate of occupancy, financial security in an amount equal to the acquisition and installation costs of any approved art work, in a form approved by the City Attorney, must be posted. Any donated appr...
	D. The applicant must record a covenant on the subject property which provides for ongoing maintenance of approved art work prior to Certificate of Occupancy.
	E. If any approved art work placed on private property pursuant to this Chapter is removed without City approval, the Certificate of Occupancy may be revoked.

	23.16.070 Procedures For Placing Art Work On Private Property
	A. Application Procedure. An application for placement of art work on private property shall be submitted to the Planning Division and shall include:
	1. Preliminary sketches, photographs or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. Preliminary plans containing such detailed information as may be required by the City to adequately evaluate the location of the art work in relation to the proposed development, and its compatibility with the proposed development, including compat...
	4. A narrative statement to be submitted to the City Art in Public Places Committee to demonstrate that the art work will be displayed in an area open and freely available to the general public at least 10 hours each day, or otherwise provide public a...

	B. Review and Approval. Completed applications shall be submitted to the Community Development Department for the City Art in Public Places Committee review and approval of the art work, considering the aesthetic quality and harmony of the art work wi...

	23.16.080 Procedure For Acceptance Of Art Work Donated To The City
	A. Application Procedure. An application for acceptance of art work to be donated to the City shall include:
	1. Preliminary sketches, photographs, models or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. A written agreement executed by or on behalf of the artist who created the art work which expressly waives his or her rights under the California Art Preservation Act or other applicable law; and
	4. Other information as may be required by the City Arts Committee to adequately evaluate the proposed donation of art work.

	B. Review and Acceptance.
	1. Completed applications shall be submitted to the City Arts Committee for review and recommendation to the City Council.
	2. Recommendations shall be forwarded to the City Council, which shall have the sole authority to accept or reject or conditionally accept the donation.


	23.16.090 Limitation On Forms Of Art
	A. Private Property. Subject to the provisions of Section 23.16.070, Procedures for Placing Art Work on Private Property, and Section 23.16.100, Ownership of Artwork, if a person subject to this Chapter chooses to meet the art in public places allocat...
	B. Donation of Art. Subject to the provisions of Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City, and Section 23.16.110, Art Work on Public Property, Performing Arts, Outside Art Projects, and Purchase of Real Property for ...

	23.16.100 Ownership Of Artwork
	A. All art work placed on the site of an applicant's project shall remain the property of the applicant; the obligation to provide all maintenance necessary to preserve the art work in good condition shall remain with the owner of the site.
	B. Maintenance of art work shall include without limitation, preservation of the art work in good condition to the satisfaction of the City, protection of the art work against physical defacement, mutilation or alteration, and securing and maintaining...
	C. In addition to all other remedies provided by law, in the event the owner fails to maintain the art work, upon reasonable notice, the City may perform all necessary repairs, maintenance or secure insurance, and the costs therefor shall become a lie...
	D. All art work donated to the City shall become the property of the City upon acceptance by the City Council.

	23.16.110 Art Work On Public Property, Performing Arts, Outside Art Projects, And Purchase Of Real Property For Public Art
	A. The Alhambra City Arts Committee shall prepare an annual plan for the Art in Public Places Program.
	B. The Alhambra City Arts Committee may recommend to the City Council the purchase of art work to be displayed on public property, support for the performing arts, support for outside art projects, and the purchase and improvement of real property to ...
	1. The type of art work considered, an analysis of the constraints applicable to placement of the art work on a site, the need for and practicality of the maintenance of the art work, and the costs of acquisition and installation of the art work; or
	2. The type of performance and amount recommended; or
	3. A description of the outside art project and the amount recommended; or
	4. The estimated costs of acquisition and improvements of the real property proposed to be purchased.

	C. An expenditure from the City Art Fund may be made for the performing arts; provided, that the performance occurs at a location in the City of Alhambra, or owned or controlled by the City.
	D. An expenditure from the City Art Fund may be made for outside art projects including but not limited to the Pasadena Rose Parade Float; provided, that the project serves to educate the community on the City’s history or artistic culture.

	23.16.120 Criteria For Approving Architecture As Art
	A. The architect shall be substantially recognized by the art world in shows, museums, and/or publications.
	B. When reviewing architecture as art, the underlying concept of the architecture shall be expressive as more than mere utilitarian architecture. The architecture as a whole or certain architectural features shall express ideas or meaning and have cul...
	C. In the alternative, architecture can be considered art if it is created as a collaborative effort with an artist, the artist does a majority of the work, the artist has major design control of the portions of the architecture to be considered art, ...
	D. The architecture must meet all the general criteria regarding placement of artwork on private property as defined in Section 23.16.070, Procedures for Placing Art Work on Private Property.

	23.16.130 Procedure For Approving Architecture As Art
	A. A developer must make two presentations to the City Arts Committee:
	1. The first presentation shall be made prior to the development application being deemed complete. The developer must submit a maquette and other materials which satisfactorily illustrate the proposed conceptual development. The developer and archite...
	2. The second presentation  shall be made at the completion of the City approval process. The developer must then submit a maquette and other materials which satisfactorily illustrate the to-be-built development.

	B. The developer and architect shall demonstrate that there will be high quality materials and craftsmanship used in the execution of the construction.
	C. If all of the foregoing criteria are met, the City Arts Committee shall make the recommendation to accept the architecture as art, only if, in its judgment, the architectural work is of extremely high artistic merit and would make a substantial cul...
	D. The developer and/or architect shall have the responsibility to demonstrate that all of the foregoing criteria are met.


	Chapter 23.17 Landscaping
	23.17.010 Purpose
	A. Improve the appearance of the community by requiring permanently maintained landscaping;
	B. Enhance the appearance of development and minimize or eliminate conflicts between potentially incompatible uses through landscaping;
	C. Aid in energy conservation by providing shade from the sun and shelter from the wind;
	D. Provide areas on site to absorb rainfall and assist in reducing storm water runoff;
	E. Assist in erosion control;
	F. Promote conservation and efficient use of water; and
	G. Implement the Water Conservation in Landscaping Act.

	23.17.020 Applicability
	A. All new development.
	B. Additions to single-family residential developments that expand existing floor area by 50 percent or more.
	C. Additions to multi-unit residential and non-residential development that expand existing floor area by 10 percent or more.
	D. All new and rehabilitated landscaping projects that include new irrigated landscaping over 2,500 square feet.
	E. Exceptions. The provisions of this Chapter do not apply to the following:
	1. Farming, agriculture, and crop production including vegetable gardens, vineyards, and small orchards.
	2. Public recreational areas (designated for active play, recreation or public assembly).
	3. Registered local, state or federal historical sites.
	4. Habitat restoration projects that do not require a permanent irrigation system.
	5. Mined-land reclamation projects that do not require a permanent irrigation system.
	6. Existing plant collections, as part of botanical gardens and arboretums open to the public.


	23.17.030 Areas to be Landscaped
	A. Required  Street-Facing Yards All required street-facing yards  shall be landscaped except for the following areas used for exit and entry :
	1. Residential. Up to 25 percent of the required  yard area.
	2. Nonresidential. Up to 75 percent of the yard area.

	B. Sloped Areas. All areas with 3:1 or greater slope.
	C. Parkways. A minimum of 75 percent  of parkway areas.
	D. Interior Property Lines Abutting  Residential Zoning Districts. Whenever a non-residential use is located adjacent to a Residential Zoning District and no screening wall is provided, a six foot wide landscape buffer planted with a mix of trees and ...
	E. Building Perimeters. The portions of a non-residential building that front a public street shall have one or more landscape planters installed along a minimum 20 percent of that building face. The minimum width of the planter shall be three feet. T...
	F. Parking Areas. Parking areas as required by Chapter 23.20, Parking and Loading.
	G. Unused Areas. All areas of a project site not intended for a specific use, including areas planned for future phases of a phased development, shall be landscaped, hydroseeded, or left in a natural state.

	23.17.040 Landscape Plan
	A. Information Required. Landscape plans shall be drawn to scale and shall include the following:
	1. Proposed plant locations, species, sizes, and plant factor. Plants with similar water needs shall be grouped together on the landscape plan. The plant factor, established in the California Department of Water Resources study, Water Use Classificati...
	2. Locations of any existing trees over six inches in diameter or over two inches in diameter for oak trees, as measured at 48 inches above natural grade, and whether each such tree is proposed for retention or removal.
	3. Details and location of proposed fencing, entries, refuse collectors and free-standing or monument signs.
	4. Areas to be covered by non-decorative hardscape features (e.g., concrete, asphalt, , driveways, sidewalks, etc.)
	5. Areas to be covered by decorative permeable hardscape features (e.g., brick, stone, mulch, gravel, water feature, etc.)
	6. Walkways, plazas and sitting areas, play areas, street furniture and other existing or proposed permanent outdoor equipment or decorative landscape features, if any.
	7. Proposed method and location of irrigation.

	B. Alternative Landscape Plan . An applicant may demonstrate that the intent of the landscape requirements of this Chapter can be achieved through an Alternative Landscape Plan. The Alternative Landscape Plan shall be prepared in accordance with the p...
	1. Innovative use of plant materials and design techniques in response to unique characteristics of the site or the proposed use.
	2. Preservation or incorporation of existing native vegetation.
	3. Incorporation of naturalistic design principles, such as variations in topography, meandering or curvilinear plantings, and grouping of dominant plant materials (trees, large shrubs) in a manner consistent with existing native vegetation.
	4. Integration of landscaping and pedestrian facilities in a manner that improves access or incorporates pedestrian-friendly design.
	5. Use of additional shade trees to create a greater canopy effect.
	6. A greater degree of compatibility with surrounding uses than a standard landscape plan would offer.


	23.17.050 General Requirements
	A. Materials.
	1. General.
	a. Required landscaped areas shall be planted with a combination of ground covers, shrubs, vines, and trees. A minimum of one different plant type per 1,000 square feet of lot area shall be provided, up to a maximum of 10 different plant types.
	b. Landscaping may include decorative materials such as brick, bark, timber,  decorative rock, structural features , or other decorative features, provided they do not cover more than 25 percent of the area required to be landscaped.

	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	a. Option A: All Low Water Plants. Exclusive of garden areas dedicated to edible plants, all plants and trees shall be low or very low water use (average California Department of Water Resources study, Water Use Classification of Landscape Species (WU...
	b. Option B: Primarily Low Water Plants. Exclusive of garden areas dedicated to edible plants, at least 75 percent of the landscape area shall contain low or very low water use plants (average WUCOLS plant factor of 0.3). Option B is only available fo...
	c. Option C: Water Use Calculation. The estimated total water use (ETWU) of the landscaping shall not exceed the maximum applied water allowance (MAWA), calculated pursuant to the State Model Water Efficient Landscape Ordinance (MWELO). Option C is av...
	i. Department of Water Resources Model Water Efficient Landscape Ordinance Compliance Required. Where Option C: Water Use Calculation is selected, all requirements of the Department of Water Resources Model Water Efficient Landscape Ordinance shall ap...


	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	a. Ground Covers. Ground cover plants other than grasses shall be at least the four-inch pot size. Areas planted in ground cover plants other than grass seed or sod must be planted at a rate of one per 12 inches on center.
	b. Shrubs. Shrubs shall be a minimum size of one gallon.  When planted to serve as a hedge or screen, shrubs shall be planted with two to four feet of spacing, depending on the plant species.
	c. Trees.
	i. Residential Development. A minimum of one 24-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street, with a minimum requirement of at least one tree.
	ii. Mixed-Use and Nonresidential Development. A minimum of one 36-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street.


	4. Artificial Turf.
	a. Material. Artificial turf must meet minimum material standards, including the following:;
	i. The turf shall have a minimum eight-year no-fade warranty as issued by the manufacturer.
	ii. The turf shall be cut-pile infill, minimum pile height one and two-thirds inches and a maximum of one and three-quarter inches, with parallel long slit blades.
	iii. The synthetic turf blades (not including the thatch layer) shall be required to contain at least two natural green colors.
	iv. The turf must contain a beige or tan thatch layer.
	v. Be affixed to a permeable triple-layer backing and allow water to percolate through the synthetic grass at a drain rate of at least 30 inches per hour, to an adequate drainage system installed underneath the artificial turf to prevent run-off, pool...
	vi. The synthetic turf shall comply with all federal and state standards related to lead and heavy metal content.
	vii. The fill material shall be of silica sand or zeolite material that is brushed in to keep the blades upright and achieve a natural grass look. Any replacement fill shall be the same. The use of rubber crumb infill is prohibited.
	viii. Must be constructed to maximize dimensional stability, resist damage during normal use and minimize UV degradation with a tear grab strength of at least 200 pounds. It must be resistant to staining, weather, insects, rot, mildew, and fungus and ...
	ix. The use of indoor/outdoor carpeting, and artificial shrubs, flowers, tress, and vines instead of natural plantings is prohibited.

	b. Installation. Artificial turf must be installed pursuant to manufacturers requirements by a licensed professional with experience in the installation of artificial turf. In addition:
	i. Installation must include removal of all existing plant material and three inches of a compacted aggregate base that provides adequate drainage and ensure stability.
	ii. The area must be sloped and graded to prevent excessive pooling, runoff, or flooding onto adjacent property. Artificial turf areas must be sufficiently drained to live planting areas to provide complete infiltration of runoff.
	iii. Artificial turf must be permanently anchored over the entire coverage area with nails and glue, and all seams must be nailed, or sewn and glued so as to conceal the edges, with the grain pointing a single direction.
	iv. All existing irrigation infrastructure in the covered area, including piping and sprinkler heads that are no longer used must be capped or removed and shall not be visible.
	v. Artificial turf must be separated from live planting areas by a barrier such as a mow strip or bender board to prevent mixing of natural plant materials and artificial turf.
	vi. All efforts shall be made to protect existing trees and tree roots from damage during installation.
	vii. Artificial turf may not be installed within a five-foot diameter of the trunk of any tree.
	viii. Artificial turf is prohibited in all parkways.

	c. Maintenance. Artificial turf must be maintained in an attractive and clean, unfaded condition free of weeds, stains, debris, tears, holes, depressions, ruts, odors and looseness at edges and seams. Damaged or worn areas in the artificial turf surfa...

	5. Natural Turf.  Natural turf is subject to the following limitations.
	a. No more than 25 percent   of the landscaped area may be natural turf.
	b. The installation of natural turf on slopes greater than 25 percent is prohibited.
	c. Natural turf is prohibited in locations that are less than 10 feet wide.

	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.

	B. Water Features. Recirculating water shall be used for all decorative water features.
	C. Dimension of Landscaped Areas. No landscaped area smaller than three feet in any horizontal dimension shall count toward required landscaping.
	D. Prescribed Heights. The prescribed heights of landscaping shall indicate the height to be attained within three years after planting.
	E. Intersection Visibility. All landscaping shall comply with Section 23.12.170, Visibility at Intersections.
	F. Maintenance. All planting and other landscape elements shall be maintained in good growing condition. Such maintenance shall include, where appropriate, pruning, mowing, weeding, cleaning, fertilizing, and regular watering. Inert matter, such as gr...

	23.17.060 Irrigation Specifications
	A. General Requirements.
	1. All irrigation equipment must meet American National Standards Institute (ANSI), American Society of Agricultural and Biological Engineers/ International Code Council (ASABE/ICC)802-2014. “Landscape Irrigation Sprinkler and Emitter Standard”.
	2. The following areas shall be irrigated with subsurface irrigation or other means that produces no runoff or overspray.
	a. Slopes exceeding 25 percent.
	b. Areas less than 10 feet wide in any direction.

	3. The irrigation system shall be designed to prevent runoff, low head drainage, overspray, or other similar conditions where irrigation water flows onto non-targeted areas such as adjacent property or hardscapes.
	a. Irrigation systems shall be designed for zero run-off onto paved surfaces unless that surface drains to another landscape area.
	b. Spray irrigation must be placed two-feet away from impervious surfaces unless that surface drains to another landscape area.
	c. Proper irrigation equipment and schedules, including features such as repeated cycles, shall be used to closely match application rates to infiltration rates therefore minimizing runoff.
	d. Slopes greater than 25 percent shall not be irrigated with an irrigation system with an application rate exceeding 0.75 inches per hour, and check valves shall be utilized.


	B. Sprinkler Heads. Where used, sprinkler heads shall be selected for proper area coverage, application rate, operating pressure, adjustment capability, and ease of maintenance.
	1. Sprinkler heads and other emission devices shall have matched precipitation rates, unless otherwise directed by the manufacturer’s recommendations.

	C. Water Meters. A dedicated meter for irrigation is required for non-residential projects with landscape areas of 1,000 square feet or more.
	D. Backflow Prevention Devices. Backflow prevention devices shall be required to protect the water supply from contamination by the irrigation system.
	E. Pressure Regulating Equipment. Pressure regulating valves or assemblies shall be installed to ensure that the dynamic pressure at each emission device is within the manufacturer’s recommended pressure range for optimal performance.
	F. Flow Sensors. Flow sensors are required to detect high flow conditions created by system damage on all non-residential projects 1,000 square feet and greater and residential projects 5,000 square feet and greater.
	G. Controllers. Automatic control systems shall be required for all irrigation systems and must be able to accommodate all aspects of the design.
	1. Automatic irrigation controllers shall utilize either evapotranspiration or soil moisture sensor data, or rain sensing override devices.
	2. Irrigation controllers shall be of a type which does not lose programming data in the event the primary power source is interrupted.

	H. Check Valves. Where required on steep slopes, check valves shall be installed to prevent low-head drainage.
	I. Shut-Off Valves. Locate shut-off valves as close as possible to the point of connection of the water supply, and place where needed to minimize water loss in case of an emergency (such as a main line break) or routine repair.

	23.17.070 Installation and Completion
	A. Consistency with Approved Plans. All landscaping shall be installed consistent with approved plans and specifications, in a manner designed to promote and maintain healthy plant growth.
	B. Timing of Installation. Required landscaping shall be installed prior to the issuance of a certificate of occupancy for the project.
	C. Certification of Completion. Where Required Water Efficient Plant Option C: Water Use Calculation, was installed, the applicant shall submit a Certificate of Completion pursuant to the Department of Water Resources Model Water Efficient Landscape O...


	Chapter 23.18 Mapped Streets
	23.18.010 Purpose
	23.18.020 Establishment of Future Streets
	A. The City Council may designate mapped streets by adoption of an amendment to the General Plan or by adoption of a specific plan.
	B. When such a mapped street has been so established, no person shall construct, install or maintain any building or structure in the area of such mapped street or in a required setback area or any lot or panel abutting such mapped street, except as s...

	23.18.030 Partially Dedicated Streets
	A. With regard to lots or parcels abutting a street or streets upon which there has been a determination by the City Council that only a portion of the required street width has been acquired, the City Council shall determine the precise required stre...
	B. When such mapped street has been so established, no person shall construct, install or maintain any structure or building in the area of such mapped street or in the required setback area of any lot or parcel abutting such mapped street, except as ...

	23.18.040 Manner of Designation of Mapped Street
	A. Each such ordinance shall have attached thereto a copy of a map upon which the boundaries and extent of the mapped street shall be clearly delineated.
	B. The Director of Public Works shall maintain a file of all such designations of mapped streets.


	Chapter 23.19  Nonconforming Uses, Structures, and Lots
	23.19.010 Purpose
	23.19.020 Applicability
	23.19.030 General Provisions
	A. Nonconformities, Generally. Any lawfully established use, structure, or lot that is in existence on the effective date of this Title or any subsequent amendment but does not comply with all of the standards and requirements of this Title shall be c...
	B. Right to Continue. Any nonconforming use or structure may be continued and maintained provided there is no alteration, enlargement, addition, intensification or other change to the nonconforming use or structure except as otherwise provided in this...
	1. The right to continue a nonconforming use or structure shall attach to the land and shall not be affected by a change in ownership.
	2. The right to continue a nonconforming use or structure shall not apply to uses or structures deemed to be a public nuisance because of health or safety conditions.
	3. The right to continue a nonconforming use or structure shall not apply if the nonconforming use has been abandoned or vacated as described in Section 23.19.070, Abandonment of Use.


	23.19.040 Nonconforming Sites
	A. Vacant Sites . Two or more vacant nonconforming sites that are contiguous and of single ownership shall be treated as a single parcel of real property.
	B. Development Standards. Nonconforming sites shall be subject to the same development standards as a standard lot within the same zoning classification.
	C. Reductions Prohibited. No nonconforming site shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.19.050 Nonconforming Structures
	A. Maintenance and Repairs.   Nonstructural maintenance, repair, and interior alterations to a nonconforming structure are permitted if the changes and improvements do not enlarge the structure, change the building footprint, or increase building heig...
	B. Structural Repairs. Structural repairs that do not enlarge or extend the structure, including modification or repair of building walls, columns, beams, or girders may be permitted only when the Chief Building Official determines that such modificat...
	C. Alterations and Additions.  Alterations and additions to nonconforming structures are allowed if the alteration or addition complies with all applicable laws and requirements of this Title, the use of the property is conforming, and there is no inc...
	1. Expansion of Nonconforming Dwellings . An existing legally established dwelling that no longer conforms to a setback standard may be enlarged provided that the enlargement does encroach any further into the setback  and the enlargement is limited t...

	D. Restoration of a Damaged Structure. A nonconforming structure that is damaged or partially destroyed by fire, explosion, earthquake, or natural disaster which is not caused by an act or deliberate omission of a property owner, their agent, or perso...
	1. Restoration When Damage is 50 Percent or Less of Replacement Value. If the structure is damaged or partially destroyed to the extent of 50 percent or less of its replacement value, as determined by the Chief Building Official, the structure may be ...
	2. Restoration When Damage Exceeds 50 Percent of Replacement Value. If the structure is damaged or partially destroyed to an extent greater than 50 percent of its replacement value, as determined by the Chief Building Official, or is voluntarily razed...
	a. Residential Structures. Any nonconforming residential structure may be reconstructed, restored, or rebuilt up to the size and number of dwelling units prior to the damage and the nonconforming use, if any, may be resumed, provided the rebuilt devel...


	E. Nonconforming Signs. Lawfully established signs that do not conform to the requirements of this Title may only be maintained in compliance with the requirements of Chapter 23.21, Signs.

	23.19.060 Nonconforming Uses
	A. Expansion.  Nonconforming uses may only be expanded as follows.
	1. Residential Uses. A nonconforming residential use may expand the portion of a structure that it occupies, and may expand into an expansion or enlargement of a structure that it occupies, provided the number of dwelling units does not increase and n...
	2. Nonresidential Uses. Nonresidential nonconforming uses may be allowed to expand with approval of a Conditional Use Permit where the Planning Commission makes all of the following findings
	a. The expanded use is located within an existing, completely enclosed structure;
	b. The proposed expansion of the nonconforming use would not be detrimental to public health, safety, or general welfare; and
	c. With the exception of the nonconforming use, the proposed expansion would not be inconsistent with the General Plan and would not preclude or interfere with implementation of any applicable Specific Plan.


	B. Change in Tenancy, Ownership, or Management. Any nonconforming use may change ownership, tenancy, or management where the new use is of the same use classification as the previous use, as defined in Chapter 23.35, Use Classifications.
	C. Change from Nonconforming to Permitted Use. Any nonconforming use may be changed to a use that is allowed by right in the zoning district in which it is located and complies with all applicable standards for such use.
	D. Absence of Permit. Any use that is nonconforming solely by reason of the absence of a permit or approval may be changed to a conforming use by obtaining the appropriate permit or approval.

	23.19.070 Abandonment of Use
	A. The site is vacated;
	B. The business license lapses;
	C. Utilities are terminated; or
	D. The lease is terminated.


	Chapter 23.20 Parking and Loading
	23.20.010 Purpose
	A. Require parking spaces and loading spaces for all land uses that are sufficient in number, size, and arrangement;
	B. Minimize the negative environmental and urban design impacts that can result from parking lots, driveways, and drive aisles within parking lots;
	C. Ensure that adequate off-street bicycle parking facilities are provided;
	D. Establish standards and regulations for safe and well-designed parking, unloading, and vehicle circulation areas that minimize conflicts between pedestrian and vehicles within parking lots and, where appropriate, create buffers from surrounding lan...
	E. Offer flexible means of minimizing the amount of area devoted to parking by allowing reductions in the number of required spaces in transit-served locations, shared parking facilities, and other situations expected to have lower vehicle parking dem...

	23.20.020 Applicability
	A. New Buildings and Land Uses. Parking and loading in accordance with this Chapter shall be provided at the time any main building or structure is erected or any new land use is established.
	B. Existing Non-Residential Buildings .
	1. When a change in use, expansion of a use, or expansion of floor area creates an increase of 30 percent or more in the number of required parking or loading spaces, additional parking and loading shall be provided for such addition, enlargement, or ...
	a. Exception, Commercial Uses. Additional parking and loading spaces are not required for the change of use from one Commercial Use to another Commercial Use.
	b. Exception, Change in Occupancy. A change in occupancy is not considered a change in use unless the new occupant is in a different use classification than the former occupant.

	2. The existing parking and loading not in excess of the minimum requirements shall be maintained.
	3. If the number of existing parking or loading spaces is greater than the requirements for such use, the number of spaces in excess of the prescribed minimum may be counted toward meeting the parking and loading requirements for the addition, enlarge...
	4. Additional parking and  loading spaces are not required for the partial reconstruction of an existing building that conforms to all applicable requirements of this Title (except for off-street parking) when the use of the building remains the same ...

	C. Existing Residential Buildings  . Parking in accordance with this Chapter shall be provided where additional dwelling units are created through the alteration of an existing building or construction of an additional structure or structures.
	D. When Constructed . Parking and loading facilities required by this Chapter shall be constructed or installed prior to the issuance of a Certificate of Occupancy by the Building Official for the uses that they serve.

	23.20.030 General Provisions
	A. Existing Parking and Loading to be Maintained. No existing parking and/or loading serving any use may be reduced in amount or changed in design, location or maintenance below the requirements for such use, unless equivalent substitute facilities ar...
	B. Nonconforming Parking or Loading. An existing use of land or structure shall not be deemed to be nonconforming solely because of a lack of parking and/or loading facilities required by this Chapter, provided that  facilities used for parking and/or...
	C. Accessibility. Parking and loading areas must be accessible for its intended purpose during all hours of operation.
	D. Valet Parking.  Valet parking is allowed if an attendant is present or an automated system is in place to move vehicles. Valet parking may be permitted and may count towards the required parking subject to a parking plan approved by the Director.

	23.20.040 Required Parking Spaces
	A. Minimum Number of Spaces Required. Each land use shall be provided at least the number of parking spaces stated in Table 23.20.040, Required Parking Spaces. The parking requirement for any use not listed in Table 23.20.040 shall be determined by th...
	B. Calculation of Required Spaces.  The number of required parking spaces shall be calculated according to the following rules:
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...


	23.20.050 Parking Reductions
	A. Proximate Public Parking Facilities.  Where a nonresidential or ground floor commercial of a mixed use project is located within 400 feet of a City-owned public parking facility, , the number of required parking spaces may be:
	1. Waived all or in part when the subject property is located within the CBD zone; or
	2. Waived all or in part when the subject property is located outside the CBD zone with approval of a Minor Use Permit.

	B. Carsharing Programs.  Required automobile parking spaces may be substituted with designated Carshare Vehicle parking spaces, pursuant to the following:
	1. Up to 20 percent of the required automobile parking spaces may be designated as Carshare Vehicle parking spaces.
	2. Carshare Vehicles shall be maintained for active use by Carshare Service and not for other purposes. No sales, servicing,  storage, repair, administrative or similar functions shall occur and no personnel shall be employed on the site except for oc...
	3. Carshare Vehicles shall be made available to members of the Carsharing Service through an unattended, self-service operation 24 hours a day, seven days a week.

	C. Shared Parking.   Where a shared parking facility serving more than one use will be provided, the total number of required parking spaces may be reduced with approval of a Minor Use Permit , with the following findings:
	1. The peak hours of use will not overlap or coincide to the degree that peak demand for parking spaces from all uses will be greater than the total supply of spaces; and
	2. The proposed number of parking spaces to be provided will be adequate to serve each use,

	D.  Other Parking Reductions. Required parking for any use may be reduced subject to the following criteria.
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...


	23.20.060 Location o f Required Parking
	A. On-Site Parking Required. Required parking shall be located on the same lot as the use it serves except as allowed below.
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	a. Evidence of Access and Right to Use. Such property shall be subject to a recorded agreement of a design by the City which shall provide that for a period of not less than the expected life of the building or use on the development site, the propert...


	B. Front and Corner-Side Setbacks. Parking spaces required pursuant to this Chapter shall not be located within a required front or corner-side setback.

	23.20.070 Bicycle Parking
	A. Short-Term Bicycle Parking. Short-term bicycle parking intended to serve shoppers, customers, messengers, guests and other visitors to a site who generally stay for a short time, shall be provided as specified below.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	a. Multi-unit Residential, Group Residential, and Single Room Occupancy with five or more units.
	b. All uses in the Public and Semi-Public Use Classification.
	c. All uses in the Commercial Use Classification.

	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...

	B. Long-Term Bicycle Parking. Long-term bicycle parking shall be provided in order to serve employees, students, residents, commuters, and others who generally stay at a site for four hours or longer.
	1. Parking Spaces Required.
	a. Residential Uses. A minimum of one long-term bicycle parking space shall be provided for every five units for Multi-Unit Residential, Group Residential, and Single Room Occupancy.
	b. Other Uses. Any establishment with 25 or more full time equivalent employees shall provide long-term bicycle parking at a minimum ratio of one space per 25 vehicle spaces.
	c. Parking Structures. Long-term bicycle parking shall be provided at a minimum ratio of one space per 50 vehicle spaces.

	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	4. Security. Long-term bicycle parking must be in:
	a. An enclosed bicycle locker;
	b. A fenced, covered, locked or guarded bicycle storage area;
	c. A rack or stand inside a building that is within view of an attendant or security guard or visible from employee work areas or within secure/restricted bicycle storage room; or
	d. Other secure area approved by the Director.

	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	a. Adequate site space is not available on an existing development to provide bicycle parking; or
	b. Reduced bicycle parking is justified by reasonably anticipated demand; or
	c. Other criteria based on unusual or specific circumstances of the particular case as deemed appropriate by the review authority.



	23.20.080 Loading
	A. Loading Spaces Required. Every new building, and every building enlarged by more than 10,000 square feet of gross floor area that is to be occupied by a nonresidential use other than office uses shall provide one off-street loading space per 20,000...
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...

	B. Location. All required loading spaces shall be located immediately adjacent to the exterior wall of the building and a minimum of 25 feet from any Residential Zoning District or use. Loading areas shall not be located within the required front orco...
	C. Minimum Size. Each on-site loading space required by this Chapter shall have an unobstructed minimum dimension of 12 feet in width, 40 feet in length, and 15 feet in height,  exclusive of driveways for ingress and egress, maneuvering areas and setb...
	D. Access. Loading spaces shall be designed and located such that trucks shall not be required to back into or from an arterial or collector street or alley within 50 feet of any such street for ingress or egress.
	E. Surfacing. All loading areas shall be surfaced with a minimum thickness of two inches of asphaltic concrete over a minimum thickness of four inches of a base material, to be approved by the Director of Public Works, or with a minimum thickness of f...
	F. Screening. Loading areas adjoining a street or required front yard, or located directly across an alley from a Residential Zoning District or use shall be screened with a solid wall or other method that is approved by the Director

	23.20.090 Parking Area Design and Development Standards
	A. Access. Parking access areas shall be designed to ensure vehicular access to parking spaces.
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	2. Maneuvering.
	a. Forward Entry.
	i. Any commercial or industrial   parking area containing space for three or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be n...
	ii. Any multiple-family residential parking area containing space for six or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be s...

	b. Use of a required parking space shall not require more than four vehicle maneuvers.
	c. No parking space shall be located so that a vehicle is required to maneuver within five feet of a vehicular entrance to the property.
	d. No parking space shall be located so as to require the moving of another vehicle in order to access the space.

	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	a. Driveway Length.
	i. Residential Zoning Districts. In Residential Zoning Districts, driveways providing direct access from a public street to a garage or carport shall be a minimum of 20 feet  in depth.
	ii. Nonresidential Zoning Districts. In Nonresidential Zoning Districts driveways providing direct access from a public street to a garage or carport shall be less than 10 feet or a minimum of 20 feet in depth .

	b. Driveway Width. The minimum width of a driveway is as provided in Table 23.20.090.A, Driveway Width.


	B. Size of Parking Spaces and Maneuvering Aisles. Parking spaces and maneuvering aisles shall meet the minimum dimensions required by this Subsection. Screening walls, roof support posts, columns, or other structural members shall not intrude into the...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.

	C. Parking Lot Striping. All parking stalls except in a garage or carport containing two or fewer parking spaces shall be clearly outlined with striping  .
	D. Wheel Stops. Concrete bumper guards or wheel stops shall be provided for all parking spaces except those located within a two-car garage. A six-inch high concrete curb surrounding a landscape area at least six feet wide may be used as a wheel stop,...
	E. Surfacing. All parking areas shall be paved and improved subject to the approval of the Public Works Director. No unpaved area shall be used for parking.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	a. Asphalt. Two inches of asphaltic concrete on four inches of aggregate base material.
	b. Concrete. Four inches of portland cement concrete on three inches of aggregate base material.
	c. Pavers or Permeable Pavement Systems. Pavers or permeable pavement systems with strength equivalent to a. or b. above.

	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.
	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.

	F. Slope.
	1. Parking areas used exclusively for parking and vehicle maneuvering shall be designed and improved with grades not to exceed a five percent slope.
	2. Driveways  used exclusively for ingress and egress or interior parking lot circulation shall be designed and improved with grades not to exceed 15 percent slope, except for driveways within the RL Zone.

	G. Drainage. All parking areas shall be drained consistent with applicable stormwater runoff regulations. Parking areas with three or more parking spaces and all loading facilities shall be designed such that surface water will not drain over any side...
	H. Perimeter Curbing . Parking areas designed to accommodate 10 or more vehicles shall provide a six-inch wide and six-inch high concrete curb along the outer edge of the parking facility pavement, except where said pavement abuts a fence or wall. Cur...
	I. Heat Island Reduction. In order to reduce ambient surface temperatures in parking areas, at least 50 percent of the areas not landscaped shall be: shaded, of light colored materials with a Solar Reflectance Index of at least 29, or a combination of...
	1. Shade may be provided by canopies, shade structures, trees, or other equivalent mechanism. If shade is provided by trees, the amount of required shading is to be reached within 15 years.

	J. Lighting.  Parking areas designed to accommodate three or more vehicles shall be provided with a minimum of one foot-candle and a maximum of 3.0 foot-candles of light over of the parking and access surface during the hours of use from one-half hour...
	K. Landscaping and Screening.   Parking   areas designed t o accommodate three or more vehicles must be landscaped according to the general standards of Chapter 23.17, Landscaping, as well as the standards of this Subsection.
	1. Landscape Area Required.
	a. Parking Areas Designed to Accommodate 10 to 19 Vehicles. A minimum of eight percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.
	b. Parking Areas Designed to Accommodate 20 or More Vehicles. A minimum of 12 percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.

	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	a. A landscaped area at least seven   feet wide  shall be provided.
	b. Screening a minimum 30 inches in height and consisting of one or any combination of the following methods.
	i. Walls. Low-profile walls located a minimum of four feet from the property line consisting of brick, stone, stucco, or other quality durable material approved by the Director, and including a decorative cap or top finish as well as edge detail at wa...
	ii. Planting. Plant materials consisting of compact evergreen plants that form an opaque screen.
	iii. Berms. Berms a minimum of two feet  in height and planted with appropriate shrubs and ground cover.


	5. Landscaping and Screening Abutting Interior Lot Lines (Nonresidential Lots)
	a. Adjacent to a Residential Zone or Use.   Landscaping and screening shall be provided between any surface parking area and any adjacent lot to a Residential zone or use in compliance with the following:
	i. A landscaped area at least five feet wide shall be provided.
	ii. A six-foot high solid masonry wall shall be located between the landscaped area and the property line of the Residential zone or use.

	b. Adjacent to Any Other Zone or Use. A landscaped area at least three feet wide shall be provided between any surface parking area and any adjacent lot in any district other than Residential for the length of the parking area.

	6. Trees. One 24-inch box size tree shall be provided for each ten parking spaces provided.
	7. Protection of Vegetation.
	a. Clearance from Vehicles. All required landscaped areas shall be designed so that plant materials, at maturity, are protected from vehicle damage by providing a minimum two-foot clearance of low-growing plants where a vehicle overhang is permitted, ...
	b. Planters. All required parking lot landscaping shall be within planters bounded by a concrete curb at least six inches wide and six inches high. Curbs separating landscaped areas from parking areas shall be designed to allow stormwater runoff to pa...

	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...
	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...

	L. Alternative Parking Area Designs. Where an applicant can demonstrate to the satisfaction of the Director that variations in the requirements of this Section are warranted in order to achieve environmental design and green building objectives, inclu...
	M. Maintenance. Parking lots, including landscaped areas, driveways, and loading areas, shall be maintained free of refuse, debris, or other accumulated matter and shall be kept in good repair at all times.


	Chapter 23.21 Signs
	23.21.010 Purpose
	A. Balance public and private objectives by allowing adequate avenues for both commercial and non-commercial messages;
	B. Encourage signs as an effective channel of communication while preventing visual clutter that will detract from the aesthetic character of the City;
	C. Protect and improve the local economy and quality of life by preserving and enhancing the appearance of the streetscape;
	D. Maintain and enhance the City’s appearance by regulating the location, number, type, quality of materials, size, illumination, and maintenance of signs on private properties;
	E. Restrict signs that may create a nuisance to nearby properties, violate privacy, or create hazards or unreasonable distractions for pedestrians or drivers;
	F. Provide clear and unambiguous sign standards that enable fair and consistent enforcement; and
	G. Ensure that the constitutionally guaranteed right of free speech is protected.

	23.21.020 Definitions
	A. Animated Sign. A sign with messages that visually change, or images that move or appear to move, flash on or off, wink or blink with varying light intensity, show motion or create the illusion of motion, or revolve to create an illusion of being on...
	B. Awning Sign. A sign placed on an awning.
	C. Balloon . Any air- or gas-filled device used for the purposes of signage or advertising.
	D. Billboard.  A sign used for general advertising for hire, that is, some or all of the display area is customarily used to display the messages of advertisers or sponsors other than the owner of the sign.
	E. Building Identification Sign. A sign on a building indicating the name of the building or building sponsor.
	F. Canopy Sign. A sign placed on a canopy.
	G. Commercial Message. A message on a sign, or portion of a sign, that promotes, informs, or proposes an economic transaction, primarily concerns the economic interests of the sign sponsor and/or audience, or is intended to further discussion in the m...
	H. Copy. Also called "sign copy." The visually communicative elements mounted on a sign.
	I. Damaged Sign. Any sign with cracked or broken panels, peeling paint, missing letters, or any sign that has been partially destroyed by any cause.
	J. Directional Sign. A sign that directs or guides pedestrian or vehicular traffic and which is non-advertising in nature (e.g., handicapped parking, one-way, exit, and entrance).
	K. Electronic Copy. A sign having the capability of presenting variable message displays by projecting an electronically controlled pattern, and which can be programmed to periodically change the message display
	L. Flag Sign . Any fabric or banner containing distinctive colors, patterns, or design that displays the symbol(s) of a nation, state, local government, company, organization, belief system, idea, or other meaning.
	M. Freestanding Sign. A sign supported by structures or supports that are placed on or anchored in the ground, and which are structurally independent from any building.
	N. General Advertising for Hire. The advertising or promoting of other businesses, establishments or causes using methods of advertising, typically for a fee or other consideration, in contrast to self-promotion or on-site advertising.
	O. Government Sign. A governmental sign for control of traffic and other regulatory purposes, including street signs, danger signs, railroad crossing signs, and signs of public service companies indicating danger and aids to service or safety.
	P. Graffiti. Marks, such as inscriptions, drawings, or designs, which are placed, scratched, etched, painted, or sprayed on public or private property without the owner’s consent.
	Q. Illuminated Sign. A sign with an artificial source of light incorporated internally or externally for illuminating the sign.
	R. Inflatable Sign. A form of inflatable device (e.g., shaped as an animal, blimp, or other object) that is displayed, printed, or painted on the surface of an inflatable background, and is primarily installed outside a building to attract attention t...
	S. Internally Illuminated Sign. A sign that is illuminated by a light source that is contained inside the sign where the message area is luminous, including channel-letter signs.
	T. Master Sign Program. A coordinated sign plan which includes details of all signs (not including exempt or temporary signs) which are or will be placed on a site.
	U. Moving Sign. A sign or any portion thereof that rotates, moves, or appears to move in some manner by mechanical, electrical, natural, or other means.
	V. Non-Commercial Message. A message or image on a sign that directs public attention to or advocates an idea or issue of public interest or concern that does not serve to advertise or promote any business, product, activity, service, interest, or ent...
	W. Nonconforming Sign. A sign lawfully erected and legally existing on the effective date of this Code, but which does not conform to the provisions of this Code.
	X. Pennant. A device made of flexible materials, (e.g., cloth, paper, or plastic) that may or may not contain copy, and which is installed for attracting attention.
	Y. Permanent Sign. A sign that is intended to be and is so constructed as to be of a lasting and enduring condition, remaining unchanged in character, condition (beyond normal wear) and position, and in a permanent manner affixed to the ground, wall, ...
	Z. Portable Sign. A moveable sign that rests on the ground and is not designed to be permanently attached to a building or permanently anchored to the ground, including but not limited to A-frame and H-frame signs.
	AA. Projecting Sign. A sign that projects horizontally from the face of a building.
	BB. Roof Sign. Any sign located on a roof of a building or having its major structural supports attached to a roof that extend above the roofline or parapet.
	CC. Shingle Sign . A sign that is suspended beneath a marquee, covered walkway, canopy, or awning.
	DD. Sign. Any identification, description, illustration, or device illuminated or non-illuminated, and directs attention to a product, service, place, activity, person, institution, business or solicitation, including any permanently installed or situ...
	EE. Sign Area. The area contained within a single continuous perimeter enclosing all parts of such sign copy, excluding any structural elements outside the limits of the sign required to support the sign.
	FF. Sign Face. An exterior display surface of a sign, including non-structural trim, exclusive of the supporting structure. The area of a sign which is available for mounting and public display of the visually communicative image.
	GG. Traffic Sign. A sign for traffic direction, warning, and roadway identification.
	HH. Wall Sign. A sign affixed to and wholly supported by a building in such a manner that its exposed face is approximately parallel to the plane of such building.
	II. Window Sign. A temporary or permanent sign with a single face of copy that is painted or installed on a glass window or door, or located within 12 inches from inside the window, in a manner that it can be viewed from the exterior of a structure.

	23.21.030 Applicability
	A. The provisions of this Chapter apply to all signs in all zones, constructed or physically altered on or after the effective date of this Title, unless otherwise specified.
	1. The provisions of this Chapter shall not be construed to prohibit a person from holding a sign while picketing or protesting on public property that has been determined to be a traditional or designated public forum, so long as the person holding t...
	2. The provisions of this Chapter shall not require alteration of the display of any registered mark, trademark, service mark, trade name, or corporate name that may be associated with or incorporated into a registered mark, where such alteration woul...

	B. Regulatory Interpretations. The provisions of this Chapter shall be applied in a content-neutral manner. Non-communicative aspects of all signs, not related to the content of the sign, shall comply with the provisions of this Chapter. “Non-communic...

	23.21.040 Exemptions
	A. Directional and/or informational signs not more than four square feet in area.
	B. Governmental signs.
	C. Political signs removed within 14 days after the election to which it pertains if election related.
	D. Real estate signs not exceeding 15 square feet in area.
	E. Signs that are in the interior areas of a building and not visible from the exterior of the building.
	F. Warning signs.
	G. Window signs advertising community events sponsored by civic, charitable or nonprofit organizations.
	H. Flag signs erected and located in accordance with the following standards:
	1. Maximum Aggregate Flag Sign Area. The total combined area of all flag signs shall not exceed a maximum of 1½ square feet per linear foot of primary building frontage.
	2. Individual Flag Sign Size. Each individual flag sign shall be at least four square feet in area, but shall be no more than 20 square feet in area.
	3. Height. Flag signs shall be located not lower than eight feet above grade and not higher than 25 feet above grade or the cornice line of the building, whichever is lower.

	I. Construction signs and development project signs not exceeding 40 square feet in size or ten feet in height on parcels less than one acre or 60 square feet in size or 15 feet in height for parcels one acre or larger. A maximum of one non-illuminate...
	J. Additional Exemptions for Residential Zoning Districts. In addition to the signs listed above, the following signs are exempt from the permit requirements of this Chapter when located in Residential Zoning Districts.
	1. Wall signs of a non-advertising nature for residential building identification purposes with a maximum area of six square feet and maximum height of 15 feet .
	2. Off-site portable open house signs and directional signs to open houses. Notwithstanding any other provision contained in this Section, open house and directional signs to real estate “open houses” in any Residential Zone may be placed upon the pub...
	a. Permission of the adjacent property owner must be attained before placing any such signage.
	b. Signage shall be limited to one sign per corner, two signs per intersection, per home or property being advertised.
	c. No sign may be closer than 25 feet to another sign (except governmental signs and on-site real estate signs) regardless of whether it is a real estate or other permitted private sign. No sign may be closer than 15 feet from a driveway approach.
	d. Signage display hours shall be limited to Saturdays, Sundays, and Holidays from 10 a.m. to dusk, or 7 p.m., whichever is earlier.
	e. Open house directional signs shall only be posted on the same day of the open house.
	f. Open house signs shall contain the following information:
	i. Directional arrow(s) to, or address of, the subject property.
	ii. The name of the real estate professional's name and phone number (for identification purposes only, a business card taped to the sign is acceptable).

	g. The message content on the sign shall only relate to an activity actually in progress during the allowable display period.
	h. No sign shall obstruct the safe and convenient use by the public of adjoining sidewalk, curbside parkway, or roadway area.
	i. All signage must be freestanding on stakes in the ground or stand on their own base. Signs may not be placed on utility poles, stop signs, parkway fixtures, fences, walls, trees or other landscaping.
	j. No sign shall exceed three feet in height as measured from the ground to the top of the sign.
	k. No other advertising, flag, pennant, streamer, banner, balloon, or direction sign shall be displayed on public property, except as expressly allowed by this Section.
	l. The real estate professional placing a sign(s) described in this Section shall assume all liability associated with the placement of such sign.
	m. Each sign as permitted in this Section shall be in a neat, clean and safe condition.



	23.21.050 Prohibitions
	A. Animated or Moving Signs. Animated, flashing, blinking, reflecting, revolving, or other similar sign with visibly moving or rotating parts or visible mechanical movement of any kind, except Automatic Changeable Copy and Electronic Message Center Signs
	B. Flags , Balloons, Inflatable Signs, Streamers, Pennants and Other Attention-Getting Devices. Flags, balloons, inflatable signs, streamers, pennants, and other attention-getting devises, made of light-weight fabric or similar material, designed to r...
	C. Portable Signs.
	D. Window Writing. Any sign applied directly on the interior or exterior of a translucent or transparent surface including windows and doors by the use of chalk, felt pen, tempera, grease pencil or similar medium (seasonal holiday displays of a non-ad...
	E. Box, Cabinet, Can Signs. Wall signs in which the sign face is contained within a box constructed of metal, wood, plastic, or other similar material.
	F. Fence Signs.
	G. Painted Signs.
	H. Roof Signs.
	I. Signs Located in the Public Right-of-Way or on Public Property. Other than official government signs,warning signs required by law, or off-site portable open house signs, no inanimate sign can be placed in or project into the public right-of-way or...
	J. Signs Creating Traffic or Pedestrian Safety Hazards.   Signs placed, located, or displayed in such a manner as to constitute a traffic or pedestrian safety hazard shall be prohibited.
	1. Signs that obstruct use of any door, window, or fire escape.
	2. Signs that impede normal pedestrian use of public sidewalks. A minimum unobstructed width of four feet must always be maintained.
	3. Signs that constitute a traffic hazard or obstruct the view of traffic, any authorized traffic sign, or signal device.
	4. Signs that create confusion or conflict with any authorized traffic sign or signal device due to color, location, wording, or use of specific phrases, symbols, or characters.

	K. Signs for Prohibited Uses. A sign displaying a commercial message promoting a business that is a prohibited use and has not been established as a legal nonconforming use.
	L. Unauthorized Signs. Signs shall not be placed on private or public property without the permission of the property owner.

	23.21.060 Sign Measurement
	A. Measuring Sign Area . Building painting, striping, and supporting structures are not included in sign area. The sign area is the total area contained within the smallest rectangular perimeter encompassing the sign, structures, and any background em...
	1. Single-Faced Signs. The sign area is the area of the sign face.
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...

	B. Measuring Sign Height . The height of a sign is the vertical distance from the uppermost point used to measure sign area to the existing grade immediately below the sign.
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...

	C. Measuring Sign Clearance. Sign clearance shall be measured as the smallest vertical distance between finished grade and the lowest point of the sign, including any framework or background embellishments.
	D. Building Frontage. Building frontage shall be measured as the widest lineal dimension, parallel to the ground, of a continuous frontage. A building’s frontage is considered continuous if projections or recesses in a building wall do not exceed 10 f...
	E. Street Frontage. The length of street frontage is measured along the property line adjacent to the public right-of-way.

	23.21.070 General Provisions  for All Sign Types
	A. Applicable Codes. In addition to complying with the provisions of this Section, all signs must be constructed in accordance with the Uniform Building Code, the Uniform Sign Code, the Electrical Code, and all other applicable laws, rules, regulation...
	B. Changes to Copy of Approved Signs. Changes to the copy  of approved signs that were legally established and have not been modified to become illegal are exempt from permitting  pursuant to this Title. Changes to copy do not include changes to the t...
	C. Noncommercial Signs. Non-commercial signs are allowed wherever commercial signage is permitted and are subject to the same standards and total maximum allowances per site or building of each sign type specified in this Chapter. For purposes of this...
	D. Sign Materials. All signs shall be made of sturdy, durable materials.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	2. Fabric. Fabric materials shall be limited to awnings, canopies, flags, and temporary signs.

	E. Changeable Copy.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	a. Permit Required. All automatic changeable copy and electronic message center signs require Minor Use Permit approval, except service and gas station price signs and time and temperature signs.
	b. Display Duration. The display shall change no more frequently than once every eight seconds and must have an unlighted interval between copy displays of 0.3 second or more.
	c. Static Message. Displays  shall contain static messages only, and shall not have movement, or the appearance or optical illusion of movement, of any part of the sign structure, design, or pictorial segment of the sign, including the movement or app...
	d. Automatic Controls. All electronic message displays shall be equipped with automatic controls to allow for adjustment of brightness based on ambient lighting conditions.


	F. Encroachment. Signs mounted on private property shall not project into or above public property or the public right-of-way unless an encroachment permit is granted by the Public Works Department.

	23.21.080 Signage Allowances by Zone District
	1. Permitted for Conditionally Permitted Uses only
	2. Monuments signs allowed only
	3. Temporary Auto Commercial Sign TBD

	23.21.090 Standards  for Specific Sign Types
	A. Wall Signs. Wall signs include any sign attached to or erected against  the wall of a building or structure. Wall signs are subject to the following standards.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	a. Residential Zone Districts. 20 square feet.
	b. Commercial and Mixed Use Zone Districts, Employment Zone Districts
	i. Primary Building Frontage. Two square feet per linear foot of primary building frontage.
	ii. Other Building Frontage. ½ square foot per linear foot of building frontage other than the primary building frontage.


	2. Maximum Sign Height /Placement.
	a. Residential Zone Districts. Signs shall be located on the ground floor not to exceed 15 feet.  Conditionally permitted uses shall locate signs on the second floor or below.
	b. Commercial and Mixed Use, Employment, and Public and Semi-Public Zone Districts. 30 feet.

	3. Location of Sign.
	a. Wall signs shall not cover or interrupt major architectural features, including such features as doors, windows, or tile embellishments.
	b. Wall signs shall not extend higher than the building wall upon which they are attached.
	c. Wall signs for a business shall be placed only on the frontage it pertains to, except Directory signs.


	B.  Freestanding Signs. Freestanding signs are subject to the following standards.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.

	C. Awning and Canopy Signs . Signs painted or printed on awnings, canopies, arcades, or similar attachments or structures are subject to the following standards.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	2. Maximum Sign Height. Awning and canopy signs shall have a maximum height of 14  feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	4. Illumination. Awning and canopy  signs shall not be illuminated.

	D. Projecting and Shingle Signs .  Signs that project horizontally from the exterior wall of a building or are suspended beneath a marquee, covered walkway, canopy, or awning, are subject to the following standards.
	1. Maximum Allowable Sign Area. Twelve square feet.
	2. Maximum Sign Height. 15  feet above finished grade.
	3. Minimum Sign Clearance. Eight feet above finished grade.
	4. Maximum Number of Signs. One for each building frontage or tenant space.
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	6. Projection Allowed.
	a. Projecting Sign. A projecting sign cannot extend more than five feet from the building to which it is attached and must be designed and located so as to cause no harm to street trees. Signs projecting into the public right-of-way are subject to an ...
	b. Shingle Sign. A shingle sign cannot extend further than the outer edge of the  supporting structure from which it is suspended.

	7. Illumination. Projecting and shingle signs shall not be illuminated .

	E. Window Signs.  Signs painted on or otherwise adhered directly onto a window  and signs that block a window in any way are subject to the following standards.
	1. Maximum Allowable Sign Area.
	a. Ground Level. 25 percent of the window area .
	b. Second Level. 10 percent of the window area .

	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.
	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.

	F. Building Identification Signs. Building identification signs are allowed on buildings of at least two stories, subject to the following standards.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	3. Maximum Number of Signs. One per street frontage.

	G. Temporary Signs. Any temporary sign, banner, balloon, pennant, valance  or advertising display that are not otherwise exempt pursuant to Section 23.21.040, Exemptions, may be erected and located in accordance with the following standards.
	1. Temporary Event Association Required. Temporary signs shall be associated with an event of limited duration including, but not limited to, opening of a new business, new services, new ownership, promotional sales, construction, limited time offers,...
	2. Time Limits, Display Duration and Frequency.
	a. Temporary signs may be displayed for a maximum display period of 60 consecutive days, with a minimum of 30 days between the time temporary signage associated with an event is removed and any other temporary sign may be displayed.
	b. Temporary signs shall be removed within 14 days after the conclusion of the event served by the sign.

	3. Maximum Number of Temporary Sign Types. No more than two different types of temporary signs may be displayed on any one site at any one time.
	4. Temporary Sign Types. Only the following temporary sign types are allowed, provided that they conform to the standards of this Section and the following.
	a. Banner Signs .
	i. Maximum Allowable Sign Area. Two square feet per linear foot of primary building frontage. Maximum Number. One banner sign per building frontage not to exceed two banner signs per site.
	ii. Materials. Banner signs must be made of pliable, weather-resistant, and durable material.
	iii. Location.
	(1) Shall be located on private property and attached to the building facade or under-canopy  where the applicant’s business is located.
	(2) Shall n ot be displayed on the roof, obstruct the visibility of any other building sign and may not extend above the parapet line of the building.
	(3) Shall not be displayed in the landscape area, parking lot or fence, unless the applicant’s business site is under active construction or site features renders sign placement on the building physically infeasible, subject to discretionary approval ...

	iv. Attachment.  Banner signs shall be secured to the building facade so as not to cause any safety hazards, obstructions or constitute a nuisance.

	b. Portable signs .
	i. Maximum Allowable Sign Area. 20 square feet.
	ii. Maximum Height. Five feet above grade.
	iii. Maximum Number. One perbusiness.
	iv. Location.  Not to be located on or project over public right-of-way or public property and must be placed immediately adjacent to the business to which it pertains

	c. Window Signs.  Any sign applied directly on the interior or exterior of a transparent window by use of tempera or similar paint medium or professionally printed signs or posters constructed on or of paper or similar material and displayed in or on ...
	i. Maximum Allowable Sign Area. 10 percent of the total translucent or transparent window and door area visible from the exterior of the building.
	ii. Location. Shall not be placed above the second level.

	d. Fin Signs. Fin  signs may only be displayed in association with new construction or as part of a major modification of an existing building's major architectural elements.
	e. Promotional Balloons . Large-scale promotional balloons are subject to the following additional standards.
	i. Maximum Duration . Shall not be displayed for more than seven consecutive days.
	ii. Frequency. Limited to four display periods in any 12-month time period.




	23.21.100 Signs of Special Significance
	A. Signs in the City may be inventoried for their architectural or historic significance whether local, state, or national. Upon application by the owner, any sign properly included in such a significance inventory may be considered by the Design Revi...
	B. The Design Review Board shall review such applications.Signs meeting the following criteria may be designated signs of special significance: Signs of special significance are those of historical and/or architectural significance which directly cont...
	1. Signs constructed at least 30 years ago;
	2. Signs whose design, material(s) and color(s) are consistent with the architectural styles and building-types to which they relate;
	3. Signs which are integral to a building and/or storefront whose design, material(s) and color(s) have not been compromised, to the point that the integrity of the original sign/building/storefront relationship no longer exists; and
	4. Signs which have been properly maintained and repaired, if necessary, by the original owner; or faithfully restored, if there is a new owner.

	C. Designated signs of special significance shall not be removed or abated as provided in Section 23.21.140, Nonconforming Signs, unless upon a finding after a hearing the Design Review Board determines that such exemption will have a significant adve...

	23.21.110 Approval Required
	A. Approval Required. Except as otherwise provided in this Chapter, it is unlawful for any person to affix, place, erect, suspend, attach, construct, structurally or electrically alter (not including a face change of sign copy ), move, or display any ...
	B. Application. Application for sign approval shall be made upon forms provided by the Planning Division and accompanied by the required fee and application materials showing the following:
	1. Site plan showing the location and dimensions of existing structures and the relationship of the proposed sign to the existing structures;
	2. Location, dimension, and design of all existing and proposed signs; and

	C. Any additional application materials necessary as determined by the Director.Review and Decision.
	1. Upon acceptance of a sign application, the Director shall review the request for compliance with the standards and requirements of this Chapter, and with any standards established in a Master Sign Program pursuant to Section 23.21.120, Master Sign ...
	2. The Director’s decision shall clearly state any conditions of approval or reasons for disapproval and applicable appeal provisions.


	23.21.120 Master Sign Program
	A. Purpose. The purpose of a Master Sign Program is to provide a method for an applicant to integrate the design and placement of signs within a project with the overall development design to achieve a more unified appearance.
	B. Applicability.  A Master Sign Program shall be required for projects with four or more non-residential lease spaces
	C. Application. A Master Sign Program application shall contain all written and graphic information needed to fully describe the proposed sign program, including the proposed location and dimension of each sign, as well as proposed color schemes, font...
	D. Review Authority. All Master Sign Programs are subject to review and approval of the Design Review Board for the project with which the signs are associated. A Master Sign Program may be submitted separately or as part of the permit application for...
	E. Design Standards. The Design Review Board shall approve an application for a Master Sign Program if the Master Sign Program is in compliance with the provisions of this Chapter and if the Master Sign Program complies with the following design stand...
	1. The proposed signs are compatible in style and character with any building to which the signs are to be attached, any surrounding structures and any adjoining signage on the site;
	2. Future tenants will be provided with adequate opportunities to construct, erect, or maintain a sign for identification; and
	3. Directional signage and building addressing are adequate for pedestrian and vehicular circulation and emergency vehicle access.


	23.21.130 Sign Maintenance
	A. Any sign or sign structure shall be maintained in good condition, free of graffiti, without rips, tears, broken elements, and similar damage.
	B. All parts, portions, units and materials composing a sign, together with the frame, background, surface, support or enclosure therefore shall be maintained in a safe condition, painted, and adequately protected from weathering with all braces, bolt...
	C. Any sign or sign structure that is sagging, leaning, fallen, decayed, broken, deteriorated, or other dilapidated condition shall be promptly repaired, to the satisfaction of the City, or removed.
	D. Whenever any sign, by virtue of its physical nature and condition, poses an immediate and serious threat to the public safety, the sign may be removed by City personnel, or its physical deficiency cured, to the extent necessary to protect the publi...

	23.21.140 Nonconforming Signs
	A. Signs which are lawfully in existence at the time of the adoption of these regulations and which are neither specifically permitted nor exempted from these regulations are nonconforming signs and shall be removed or brought into conformity with the...
	B. Billboard signs which are lawfully in existence at the time of the adoption of these regulations are exempt from the provisions of this Section. Such signs, if not in accordance with the regulation of this Chapter , need not be removed or brought i...
	C. Signs which become nonconforming as a result of a zone change, annexation or code amendment shall also be subject to the provisions of this Chapter, with the abatement period  commencing from the effective date of the zone change, annexation or ame...
	D. Immediately upon any change, modification or alteration in the building to which any existing nonconforming signs relate, all such signs shall become unlawful and shall be removed or abated as  provided in this Code.
	E. The Community Development Director shall have the authority to grant an exemption to the requirements of this Chapter. Approval of any such exemption shall be based upon a determination there is a strong possibility that displacement of businesses ...
	F. Removal and disposition of abandoned, nonmaintained or illegally installed signs.
	1. Every sign shall be maintained in a safe presentable and good structural material condition at all times, including the replacement of defective parts, painting, repainting, cleaning and other acts required for the maintenance of said sign. If the ...
	2. The Director shall remove or cause the removal of any fixed permanent sign constructed, placed or maintained in violation of this Section after 30 days, following the date of mailing of registered or certified written notice to the owner of the sig...
	3. Signs removed by the Director of Community Development pursuant to this Section shall be stored for a period of 30 days, during which time they may be recovered by the owner upon payment to the City for costs of removal and storage. If not recovere...
	4. Any person having an interest in the sign or the property may appeal the determination of the Director of Community Development ordering removal or compliance by filing a written notice of appeal  with the Planning Commission.


	23.21.150 Nonconforming Signs a Public Nuisance
	23.21.160 Imposition of Assessment and Lien
	A. After the expiration of the applicable amortization  period detailed in Section 23.21.140, Nonconforming Signs, the Director of Community Development or such other City official as may be designated by the City Manager, may order the abatement of t...
	B. If the owner of the sign not in conformance fails to abate the sign by the time specified, the City shall cause notice to be given in the manner provided in Section 23.21.170, Hearing; Notice, for the holding of a public hearing to ascertain whethe...

	23.21.170 Hearing; Notice
	A. Notice of hearing shall be served upon the owner of each of the nonconforming signs and the owner of the property on which the sign is located (in accordance with the provisions of Section 23.21.180, Form of Notice of Hearing) and shall cause a cop...
	B. The notice shall be posted and served at least ten days before the time fixed for the hearing. Proof of posting and service of such notice shall be made by declaration under penalty of perjury filed with the Community Development Department records.

	23.21.180 Form of Notice of Hearing
	23.21.190 Hearing; Conduct
	A. The hearing to determine whether there is a public nuisance due to noncompliance with the sign standards contained in this Chapter and whether non-payment of the late charge authorized by Section 23.21.160, Imposition of Assessment and Lien, consti...
	B. The hearing officer within five working days of the hearing shall give written notice of his decision to the owner of the sign(s) and the owner of the property upon which the sign is located (if different) and to any other person requesting the same.
	C. If no appeal is filed pursuant to Section 23.21.200, Appeal, the decision to abate the sign as a public nuisance and to place a lien on the affected property is final five working days following the issuance of the written notice of the decision.

	23.21.200 Appeal
	A. The sign owner/property owner or any person in possession of the property or claiming any legal or equitable interest therein shall have the right of appeal to the Board of Appeals as established by Chapter 2.22 of the Alhambra Municipal Code.
	B. The appeal shall be filed with the City Clerk within five working days following issuance of the decision of the hearing officer. The appeal shall be in writing and shall state the grounds for the appeal.
	C. The City Clerk shall set the matter for a de novo hearing before the Board of Appeals at a date and time not less than ten nor more than 30 days following the filing of an appeal. The City Clerk shall then notify the appellant by mail of the date a...
	D. The City Council may, by resolution, establish a fee for the processing of an appeal.

	23.21.210 Board of Appeals; Conduct
	A. At the time and place set for an appeal, the Board of Appeals shall review the decision of the hearing officer and shall afford the appellant a reasonable opportunity to be heard in connection therewith.
	B. The Board of Appeals may, by resolution, establish rules of procedure for the conduct of hearing appeals.
	C. The decision of the Board of Appeals shall be final and conclusive. Pursuant to Cal. Civ. Proc. Code § 1094.6, any action to review the decision of the Board of Appeals shall be commenced not later than 90 days after the date the Board of Appeals' ...

	23.21.220 Notice and Recordation of Lien
	A. If no appeal of the decision of the hearing officer is timely filed as provided in this Chapter, or if the final decision of the Board of Appeals has been mailed to the owner of the affected property, the City Manager or his designated representati...
	B. Such notice of lien for recordation shall be in a form substantially as follows:

	23.21.230 Alternate Remedies
	23.21.240 Attorney’s Fees

	Chapter 23.22 Standards for Specific Uses
	23.22.010 Purpose
	23.22.020 Applicability
	A. Each land use and activity covered by this Chapter shall comply with the requirements of the Section applicable to the specific use or activity, in addition to any applicable standard this Title requires in the zoning district where the use or acti...
	B. The uses that are subject to the standards in this Chapter shall be located only where allowed by base zoning district, specific plan, and overlay district use regulations.
	C. The uses that are subject to the standards in this Chapter are allowed only when authorized by the planning permit required by district regulations, such as a Conditional Use Permit, except where this Chapter establishes a different planning permit...

	23.22.030 Accessory Uses
	A. Accessory Dwelling Units
	B. Collection Boxes
	C. Computer Game and Internet Access Centers
	D. Drive Through Facilities
	E. Family Day Care
	F. Home Occupations
	G. On-Sale Alcohol Beverage Establishments
	H. Outdoor Dining and Seating
	I. Outdoor Display and Sales

	23.22.040 Accessory Dwelling Units
	A. Definitions. The following terms when used in this chapter will have the meanings provided in this section.
	1. Accessory Dwelling Unit or ADU. Will have the meaning set forth in Government Code § 65852.2(j), which is: an attached or a detached residential dwelling unit which provides complete independent living facilities for one or more persons, and includ...
	2. Accessory Structure. A structure that is accessory and incidental to a dwelling unit located on the same lot.
	3. Attached ADU. An ADU that is attached to the existing single-family dwelling unit.
	4. Car Share Vehicle Operation. A subscription or membership service that provides automobile reservations for an additional fee to its members on an hourly and/or daily basis.
	5. Conversion ADU. An ADU that is located within the living area of the existing single-family dwelling unit or is a conversion of an accessory structure. For an ADU in the living area of an existing dwelling unit, the entry to the ADU shall be off of...
	6. Detached ADU. An ADU that is detached from the existing single-family dwelling unit.
	7. Junior Accessory Dwelling Unit. A unit that is no more than 500 square feet in size and contained entirely within an existing or proposed single-family residence. A junior accessory dwelling may include separate sanitation facilities, or may share ...
	8. Public Transit. A location, including, but not limited to, a bus stop or train station, where the public may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes, and are available to the public.

	B. Permitted Zones and Lots.
	1. ADUs are permitted on lots zoned to allow single-family or multi-family dwelling residential uses.
	2. ADUs are permitted only on lots with an existing or proposed dwelling.
	3. One accessory dwelling unit and junior accessory dwelling unit per lot with a proposed or existing single-family dwelling may be permitted.
	4. For lots with multi-family dwellings, the following may be permitted:
	a. One attached, detached, or conversion ADU as permitted on lots with single-family dwellings; or
	b. Up to two detached ADUs which shall be subject to a height limit of 16 feet, four-foot rear and side yard setbacks, and a maximum square footage of 800 square feet, and at least one interior ADU and up to 25% of the number of units in the proposed ...

	5. An ADU shall not be counted as a “unit” for density purposes but shall be counted as a “unit” for purposes of compliance with state laws and requirements.

	C. Review Process.
	1. Applications for ADUs or JADUs shall be reviewed and approved ministerially and filed through a building permit application. The application shall be reviewed and approved based on compliance with this chapter and applicable state laws.
	2. The ADU must be designed to be compatible with the main dwelling unit, including, as applicable, the use of the same general architecture, same exterior materials, same or similar roof covering, same or complementary exterior colors, and the same o...

	D. Unit Size and Property Development Standards.
	1. The following size limits apply:
	a. A detached ADU may not exceed 1,200 square feet in area.
	b. An attached ADU shall not exceed 50% of the existing primary dwelling, or 800 square feet, whichever is greater.

	2. The following property development standards apply:
	a. An ADU may be placed anywhere on a residential lot as long as the placement of the ADU meets all development standards of the underlying zone, except as specifically set forth in this chapter.
	b. There shall be at least a four-foot side and rear yard setback for a new attached or detached ADU. No setback shall be required for ADUs created within existing living area, within an accessory structure, or in a new structure created in the same l...
	c. A detached ADU must maintain the required minimum distance between buildings of 6 feet.


	E. Off-Street Parking. Notwithstanding Chapter 23.20, the following parking regulations govern additional parking requirements for ADUs.
	1. Number. The parking requirement for an attached or detached ADU is one open or enclosed parking space.
	2. Location. Required parking spaces may be provided as tandem parking on an existing driveway. Off-street parking is permitted in setback areas in locations determined by the city or through tandem parking, unless specific findings are made that park...
	3. When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an ADU or converted to an ADU, the applicant shall not have to replace those off-street parking spaces for the primary dwelling.
	4. Exemption. No parking is required for an ADU in any of the following instances:
	a. The ADU is located within one-half mile of a public transit stop or station.
	b. The ADU is located on a parcel that has been designated on a local, state, or national register of historic places or districts.
	c. The ADU is a conversion ADU.
	d. When on-street parking permits are required, but not offered to the occupant of the ADU.
	e. When there is a car share vehicle operation parking hub or station located within one block of the ADU.


	F. Owner-Occupancy Requirement.
	1. There shall be no owner-occupancy requirements for ADUs.
	2. Should a lot have a JADU, the applicant for the JADU must be an owner-occupant of either the newly created JADU or the single-family residence.
	3. Upon approval of an ADU application, a deed restriction that provides the following must be recorded with the County of Los Angeles before occupancy and the declaration will be binding on all future owners of the parcel:
	a. Either the main dwelling unit or the JADU will be occupied by the property owner:
	b. The JADU may not be sold separately from the main dwelling unit and underlying parcel.


	G. Building Height. Notwithstanding any other provisions of this code, an ADU must comply with the height requirements of the underlying zone.
	H. Code Compliance. The ADU must comply with all currently-applicable building, health and fire codes, except that an attached or conversion ADU is not required to provide fire sprinklers if sprinklers are not required for the main dwelling unit.
	I. Common Entrance. An attached or conversion ADU may be served either by a common entrance with the main dwelling unit or a separate entrance to the ADU, which must be located on the side or at the rear of the main dwelling unit. No ADU will be requi...
	J. Utilities. An ADU shall be served either by separate meters for water, electric, and gas service or by the main dwelling unit’s meters. An ADU’s sewer service may be provided through the main dwelling unit’s sewer line, provided that the applicant ...

	23.22.050 Adult Businesses
	A. Locational Requirements. Adult businesses shall not be located:
	1. Within 500 feet of any property zoned RL, RM, or RH, or any lot where there is an actual residential use, whether inside or outside the City limits.
	2. Within 500 feet of any publicly recognized place of religious worship, whether inside or outside of the City limits.
	3. Within 500 feet of any public or private school (grades K-12) or child care establishment, whether inside or outside the City limits.
	4. Within 500 feet of any public park or playground, or any City facility, including but not limited to, City hall, the City library, and any police or fire station.
	5. Within 500 feet of any property upon which is located a business with a Type 40, 42, 48 or 61 on-site alcoholic beverage license.
	6. Within 1,000 feet of any other adult business, whether inside or outside the City limits.


	23.22.060 Affordable Housing on Religious Facility Sites
	A. Applicability. Where allowed by the applicable zoning district, a site owned and operated by a religious assembly may develop affordable housing units, subject to the following standards and consistent with Chapter 23.14, Affordable Housing, Densit...
	B. Eligible Sites. The religious facility shall be a nonprofit organization that has owned and operated all parcels proposed for development for a minimum of five years prior to the application date for a proposed affordable housing project. Eligible ...
	1. Parcels developed with an existing religious facility use on-site, or
	2. Parcels in nonresidential or RM zones that are adjacent to or contiguous with a parcel developed with an existing religious facility use.

	C. Density. The maximum residential density is 32 dwelling units per acre.
	1. Affordable housing projects proposing no more than 75 total dwelling units are permitted.
	2. Projects exceeding 75 total dwelling units may be permitted with approval of a Minor Use Permit, consistent with Chapter 23.27, Use Permits.

	D. Development Standards. The development standards of the zoning district shall apply.
	E. Required Daylight Plane. Structures shall not intercept a 30 degree daylight plane inclined inward from a height of six feet above existing grade at the property line when abutting an RL or RM-zoned parcel.
	F. Parking.
	1. The number of existing parking spaces on-site for religious assembly use may be reduced by up to 50 percent to accommodate residential development. The remaining parking may be shared by the religious assembly use and residential use.
	2. The required parking for residential uses shall be one vehicle space per unit, unless the parcel is located within one-half mile walking distance of public transit. "Public transit" means either a high-quality transit corridor as defined in subdivi...

	G. Affordability Requirements.
	1. Rental Housing Units. Rental housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the units shall be rented to Low-Income households; the remaining units shall be rented to workforce income households (earning up to 150% of AMI); and
	b. Income-restricted units for rent shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability .

	2. For-Sale Housing Units. For-sale housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the total number of units in the project shall be sold to moderate-income households; the remaining units shall be sold to workforce income households (earning up to 150% of AMI); or
	b. A minimum of 50 percent of the units shall be sold to low-income households; the remaining units shall be sold to workforce income households (earning up to 150 percent of AMI); and
	c. Income-restricted units for sale shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability ..


	H. Historic Preservation. Projects shall be reviewed to determine historic eligibility and contributing/noncontributing status (if applicable), consistent with any applicable local historic preservation ordinance and the Secretary of the Interior stan...
	I. Review Procedures.
	a. Design Review. Design review pursuant to Chapter 23.26, Design Review, is required.
	b. Existing Use Permits. When a site has an existing Use Permit:
	i. No modifications to existing Use Permits are required for the housing development.
	ii. Operational conditions related to non‐residential uses remain in effect, such as hours of operation, occupancy limits, types of uses, and seats Development standards for "religious facilities with affordable housing" will supersede conditions of a...



	23.22.070 Automobile/Vehicle Sales and Services
	A. Purpose. The purpose of these standards is to preserve the integrity and character of the area in which an automotive/vehicle sales and service establishments located and to assure its compatibility with nearby uses.
	B. Application Review and Findings for Approval. Where Use Permit approval is required for an automobile/vehicle sales and service establishment, the review authority shall only approve a Use Permit upon making the following findings:
	1. The project is designed so that form and scale are harmonious and consistent with the character of the specific site, the adjacent uses and structures, and the surrounding neighborhood.
	2. The site design, including the location and number of driveways, will promote safe and efficient on-site and off-site traffic circulation.
	3. Service bay openings are designed to minimize the visual intrusion on surrounding streets and properties.
	4. Lighting is designed to be low-profile, indirect or diffused and to avoid adverse impacts on surrounding uses.

	C. Conditions of Approval. Conditions of approval may include limitations on operational characteristics of the use; restrictions on outdoor storage and display, location of pump islands, canopies and service bay openings; and/or requirements for buff...
	D. Vehicle Sales and Leasing. Automotive servicing or repair is permitted as an accessory use for vehicle sales and leasing establishments that offer maintenance and servicing of the type of vehicles sold on site.
	E. Vehicle Service and Repair, Major and Minor. Major and minor vehicle service and repair uses, as well as any other uses, such as auto dealerships or service stations, that perform auto servicing as an accessory activity, are subject to the followin...
	1. Service Bays. Openings of service bays shall not face abutting rights-of-way and shall be designed to minimize visual intrusion onto abutting properties.
	2. Work Areas. All work shall be conducted within an enclosed building except: pumping motor vehicle fluids, checking and supplementing various fluids, and mechanical inspection and adjustments not involving any disassembly.
	3. Vehicle Storage. Vehicles being worked on or awaiting service or pick-up shall be stored within an enclosed building or in a parking lot on the property that is screened in compliance with Section TBD .M, Screening. Unattended vehicles may not be p...
	4. Litter. The premises shall be kept in an orderly condition at all times. No used or discarded automotive parts or equipment or permanently disabled, junked, or wrecked vehicles may be stored outside a building.

	F. Service Stations. Service stations and any other commercial use that includes fuel pumps for retail sales of gasoline are subject to the following standards
	1. Location and Site Requirements.
	a. Arterial Street Intersection. New service stations shall be located on an intersection where at least one of the streets is classified as an Arterial Street in the General Plan.
	b. Maximum Number. A maximum of two service stations per intersection is allowed.
	c. Minimum Parcel Size and Frontage. New service stations shall be located on a site at least 20,000 square feet in size and with at least 150 feet of frontage.
	d. Residential Zoning District Adjacency. New service stations shall not be located on a site adjacent to a Residential Zoning District.

	2. Setbacks.
	a. Structures shall be located a minimum of 10 feet from any Residential Zoning District boundary.
	b. Pump islands shall be located a minimum of 20 feet from a street property line. A canopy or roof structure over a pump island may encroach up to 10 feet within this distance.

	3. Access.
	a. There shall not be more than two vehicular access points to any one street.
	b. There shall be a minimum distance of 30 feet between curb cuts along a street frontage.
	c. No driveway may be located closer than five feet to the end of a curb return, or closer than 20 feet to a common property line.
	d. The width of a driveway other than a common driveway may not exceed 35 feet at the sidewalk. A common driveway may not exceed 50 feet in width at the sidewalk.

	4. Number of Pumps. Each new service station shall have at least four fueling dispensers to allow a minimum of eight individual vehicles to be refueled at the same time.
	5. Parking and Storage of Vehicles.
	a. No vehicle may be parked in an unenclosed area of the service station for longer than 24 hours, unless the vehicle is in the process of being serviced, in which case it may be parked for a period of not more than 72 hours.
	b. No vehicles may be parked on public property.
	c. No vehicle may be parked on the premises for the purpose of offering same for sale.

	6. Landscaping. A minimum of 10 percent of the site shall be landscaped in compliance with Chapter 23.17, Landscaping, and the following.
	a. A landscaped planter with a minimum inside width of six feet and enclosed with a six inch high curb shall be provided along interior property lines, except for openings to facilitate vehicular circulation to adjacent properties. Where adjacent to a...
	b. A minimum 200-square-foot planter area shall be provided at the corner of intersecting streets unless a building is located at the corner.
	c. A minimum 50 square-foot planter area shall be located along the building perimeter of the main building fronting on a public street.
	d. Landscaping shall not exceed a height of 30 inches, except for landscaping located next to main structures and along interior property lines.
	e. Additional landscaping may be required to screen the service station from adjacent properties.

	7. Peripheral Wall. A decorative masonry wall at least five feet in height shall be provided along all lot lines adjacent to a Residential Zoning District. The wall shall decrease to a height of 30 inches within the required front yard setback of each...
	8. Restrooms. Restrooms shall be provided, available for customer use during all hours of business, and maintained in a clean and safe manner. All restrooms shall be accessible only from the inside of a building and shall not have independent access t...
	9. Lighting. All light sources, including canopy, perimeter and flood, shall be shielded or recessed so that light is deflected away from adjacent properties and rights-of-way. A photometric study shall be provided to demonstrate compliance with this ...
	10. Location of Activities. All activities and operations shall be conducted entirely within enclosed buildings, except as follows:
	a. The dispensing of petroleum products from pump islands, water, and air; and
	b. The provision of emergency service of a minor nature.

	11. Site Maintenance.
	a. No used or discarded automotive parts or equipment, or permanently disabled, junked or wrecked vehicles may be located outside the main building except within an enclosed refuse storage area.
	b. A refuse storage area, completely enclosed with a masonry wall not less than five feet high and a solid opaque gated opening shall be provided. The enclosure shall be large enough to accommodate standard sized commercial trash bins and shall be loc...

	12. Noise. Noise from bells or loudspeakers shall not be audible from residentially zoned properties or existing residences between the hours of 7 p.m. and 7 a.m. on weekdays and Saturdays, and before 10 a.m. and after 7 p.m. on Sundays.
	13. Retail Food Facility and Convenience Store Standards. The following regulations shall only apply to retail food facilities and convenience stores operated in conjunction with service stations:
	a. The minimum gross floor area of a retail food facility or convenience store shall be 1,000 square feet.
	b. Goods and services available for sale shall be limited to those commonly available in restaurants and/or convenience stores, including prepared foods, packaged goods and beverages, dairy products, household soaps and cleaners, tobacco products, hea...
	c. Arcade and video game machines shall be prohibited.
	d. The sale of alcoholic beverages shall be prohibited.



	23.22.080 Cannabis Facilities, Cultivation, and Deliveries
	A. Definitions. The following words used in this Section are defined as follows:
	1. Cannabis. The meaning set forth in Cal. Bus. & Prof. Code § 26001(f) and includes all parts of the plant Cannabis sativa Linnaeus, Cannabis indica, or Cannabis ruderalis, whether growing or not; the seeds thereof; the resin, whether crude or purifi...
	2. Commercial Cannabis Activity. The meaning set forth in Cal. Bus. & Prof. Code § 26001(k), and as that provision may be amended subsequently.
	3. Commercial Cannabis Facility. Any building, facility, use, establishment, property, or location where any person or entity establishes, commences, engages in, conducts, or carries on, or permits another person or entity to establish, commence, enga...
	4. Cultivation. The meaning set forth in Cal. Bus. & Prof. Code § 26001(l) and includes any activity involving the planting, growing, harvesting, drying, curing, grading, or trimming of cannabis.
	5. Medicinal Cannabis or Medical Cannabis. Cannabis used for medical purposes where that medical use is deemed appropriate and has been recommended by a physician who has determined that the person’s health would benefit from the use of cannabis in th...
	6. MAUCRSA. The Medicinal and Adult-Use Cannabis Regulation and Safety Act as codified in Division 10 of the Cal. Bus. & Prof. Code, as the same may be amended from time to time.
	7. Primary Caregiver. The meaning set forth in Cal. Health & Safety Code §§ 11362.5(e) and 11362.7(d).
	8. Private Residence. A house, an apartment unit, condominium, or other similar dwelling.
	9. Qualified Patient. The meaning set forth in Cal. Health & Safety Code § 11362.7(f).

	B. Purpose and Intent. The purpose and intent of this Section is to prohibit commercial cannabis facilities and to regulate cannabis cultivation, as defined above, within the city limits. It is recognized that it is a federal violation under the Contr...
	C. Commercial Cannabis Facilities and Cannabis Deliveries.
	1. Commercial cannabis facilities are prohibited in all zones in the city. No person or entity may establish or operate a commercial cannabis facility within city limits.
	2. No property owner may allow its property to be used by any person or entity as a commercial cannabis facility.
	3. The delivery of cannabis to any person within the city limits is prohibited, except for deliveries of medicinal cannabis by a primary caregiver to one of the primary caregiver’s qualified patients and these deliveries by the primary caregiver are s...
	a. Deliveries are only permitted to occur from the hours of 7:00 a.m. to 8:00 p.m.;
	b. The delivery must be in an unmarked vehicle; and
	c. Deliveries are only permitted to a private home, apartment or residential condominium.

	4. This Section is not intended to prohibit any commercial or non-commercial cannabis activity that the city is required by state law to permit within its jurisdiction pursuant to MAUCRSA.

	D. Cannabis Cultivation. No person may cultivate cannabis at any location within the city, except that a person may cultivate no more than six living cannabis plants inside a private residence, or inside an accessory structure to a private residence l...
	1. The cultivation occurs in residences and/or accessory structures that are fully enclosed and secured against unauthorized entry. If the accessory structure is a garage, the person cultivating inside that garage must not do so in a way that reduces ...
	2. The owner of the private residence has provided written consent allowing cannabis cultivation to occur at the private residence.
	3. The cultivation complies with all applicable building code requirements set forth in the Alhambra Municipal Code.
	4. There is no use of gas products (CO2, butane, propane, natural gas, etc.) on the property for purposes of cannabis cultivation.
	5. Pursuant to Cal. Health & Safety Code § 11362.2(a)(3), no more than six living plants may be planted, cultivated, harvested, dried, or processed within a single private residence, or upon the grounds of that private residence, at one time.
	6. Indoor grow lights used for cannabis cultivation do not exceed 1,000 watts per light.
	7. Adverse impacts of cannabis cultivation are mitigated so that a public nuisance, as defined by Cal. Civ. Code § 3480, does not exist, including but not limited to adverse impacts of odors or the use or storage of hazardous materials, processes, pro...
	8. A portable, working, fire extinguisher must be kept in the same room or structure where cannabis cultivation is occurring.
	9.  Cannabis and cannabis infused products must be disposed in a secure waste receptacle located on the residential property. Disposed cannabis plants and products must be rendered unusable and unrecognizable by grinding and incorporating cannabis was...

	E. Violation. Violation of any provision of this Section is subject to enforcement remedies and penalties as set forth in Alhambra Municipal Code or applicable law.
	F. Civil Penalties. Any violation of this section is declared to be a public nuisance per se and contrary to the public interest and will at the discretion of the city, be subject to a cause of action for injunctive relief. In addition to any other me...

	23.22.090 Collection Boxes
	A. Intent. The intent of this Section is to impose restrictions and conditions on all collection boxes in the City so that they are, and remain, clean, safe and do not create hazards to pedestrians and to vehicular traffic.
	B. Collection Box Permit. No person shall place, operate, maintain or allow any collection box on any real property within the City without first obtaining an annual permit issued by the Community Development Department. Placement, operation, maintena...
	C. Application for a Permit.
	1. Any person desiring to secure a permit shall make an application to the Community Development Department.
	2. A permit shall be obtained for each collection box proposed to be located within the City.
	3. The application for a permit shall be upon a form provided by the Department and be signed by an individual who is an officer, director, member or manager of an entity applicant. The applicant shall submit the following:
	a. The name, address, email and telephone number of a contact person for all matters relating to the collection box.
	b. The physical address of the real property where the collection box is proposed to be located.
	c. A scaled drawing sufficient to illustrate the proposed location of the collection box on the real property, the dimensions of the proposed collection box and that the location complies with the requirements of this Section.
	d. If not the owner of the real property, an affidavit from the property owner or property manager providing written permission to place the collection box on the property, as well as an acknowledgement from the property owner or property manager of r...
	e. A nonrefundable fee in an amount established by resolution of City Council.
	f. Proof of general liability insurance no less than $1 million per occurrence.

	4. Within 20 days of receiving an application for a permit, the Director shall notify the applicant whether the permit is granted or denied. The Director shall grant a permit if the application is complete and contains no false information, the fee ha...
	5. No person to whom a permit has been issued shall transfer, assign or convey such permit to another person or legal entity.

	D. Requirements for a Permit. A permittee shall operate and maintain, or cause to be operated and maintained, all collection boxes located in the City for which the permittee has been granted a permit as follows:
	1. Collection boxes shall be metal and be maintained in good condition and appearance with no structural damage, holes, peeling paint, or visible rust and shall be free of graffiti.
	2. Collection boxes shall be locked or otherwise secured in such a manner that the contents cannot be accessed by anyone other than those responsible for the retrieval of the contents.
	3. Collection boxes shall be equipped with a safety chute to limit the publics’ access to the box.
	4. Collection boxes shall display the name, address, email, website, and phone number of the operator and any other information as required by applicable law, including but not limited to the California Welfare and Institutions Code in a minimum one-h...
	5. Collection boxes shall be serviced and emptied as needed, but no less frequently than once per week.
	6. The permittee and property owner shall maintain, or cause to be maintained, the area surrounding the collection boxes, free from any junk, debris or other material. The property owner shall be responsible to the extent provided by law for the City’...
	7. Collection boxes shall:
	a. Not be permitted on any land zoned or used for residential purposes;
	b. Not be permitted on any unimproved parcel, nor where the principal use of the land has been closed or unoccupied for more than 30 days;
	c. Not be less than 1,000 feet from another collection box as measured along a straight line from one box to the other. No more than two collection boxes may be located within the same shopping center from the same collection box owner or operator.
	d. Not exceed seven feet in height, six feet in width and six feet in depth;
	e. Not cause a visual obstruction to vehicular or pedestrian traffic;
	f. Not be placed closer than 10 feet from:
	i. A public or private sidewalk except that this provision does not apply to a private sidewalk as long as the private sidewalk maintains a five-foot clearance;
	ii. A public right-of-way;
	iii. A driveway; or
	iv. A side or rear property line of adjacent property zoned or used for residential purposes;

	g. Not cause safety hazards with regard to a designated fire lane or building exit;
	h. Not interfere with an access drive, off-street parking lot maneuvering lane and/or required off-street parking space to an extent which would cause safety hazards and/or unnecessary inconvenience to vehicular or pedestrian traffic or encroach upon ...
	i. Be placed on a level, hard (asphalt or concrete pavers) paved, dust-free surface.


	E. Term of Permit and Renewal of Permit.
	1. The permit year shall begin on February 1 in each year and shall terminate on January 31 of the following calendar year. A biennial permit issued between January 1 and January 31 of any year shall expire on January 31 of the calendar year two years...
	2. A collection box permit shall be renewed biennially. The application for renewal must be filed not later than 30 days before the permit expires, otherwise a new permit application must be submitted. The application for renewal shall be upon a form ...
	3. The Director shall either approve or deny the renewal of a permit within 20 days of receipt of the complete renewal application and payment of the renewal fee. The Director shall grant a permit if the application is complete and contains no false i...
	4. A permit renewal fee set by resolution of the City Council shall be submitted with the application for renewal.
	5. Prior to expiration of the permit, the permittee may voluntarily cancel the permit by notifying the Director in writing of the intent to cancel the permit. The permit shall become void upon the Director’s receipt of a written notice of intent to ca...
	6. The Director shall approve the renewal of a permit if the Director finds that no circumstances existed during the term of the permit which would cause a violation of this Section to exist, and that at the time of submission of the application for r...
	7. If the permit expires and is not renewed, the collection box must be removed from the real property within a maximum of 10 days after expiration of the permit.

	F. Revocation of Permit, Removal of Collection Boxes, and Liability.
	1. The Director shall have the right to revoke any permit issued hereunder for a violation of this Section. Any of the grounds upon which the Director may refuse to issue an initial permit shall also constitute grounds for such revocation. In addition...
	a. A permit for a collection box may be revoked if any governmental authority or agency determines that the collection box has violated the California Consumer Protection Act and/or the Charitable Organizations and Solicitations Act.

	2. Upon revocation, or if appealed, at the conclusion of the appeal, the collection box shall be removed from the real property within 10 days and, if not so removed within the time period, the City may remove, store or dispose of the collection box a...

	G. Penalty and Remedies.
	1. In addition to revocation of permit, any person violating the provisions of this Section may be subject to the issuance of administrative citations, criminal prosecution, or nuisance abatement, as described in this Code.
	2. In addition to the penalty provided above, any condition caused or permitted to exist in violation of the provisions of this Section, or any ordinance, shall be deemed a new and separate offense for each day that such condition continues to exist.
	3. Nothing in this Section shall prevent the City from pursuing any other remedy provided by law in conjunction with or in lieu of prosecuting persons under this Section.
	4. The real property owner and permittee shall be jointly and severally liable for each violation and for payment of any fine and costs of abatement.
	5. All collection boxes existing at the effective date of Ordinance 4678 and in compliance with prior existing ordinances shall be deemed legal nonconforming uses, but shall nevertheless a Collection Box Permit and shall conform to all requirements of...


	23.22.100 Community Gardens
	A. Management. A manager shall be designated for each garden who shall serve as liaison between gardeners, property owner(s), and the City.
	B. Hours of Operation. Gardens shall only be tended between dawn and dusk unless additional hours are approved pursuant to a Minor Use Permit.
	C. Buildings and Structures. Accessory buildings, such as sheds, greenhouses, and hoophouses are allowed and shall comply with the property development standards of the zoning district.
	D. Equipment. Use of mechanized farm equipment is prohibited except as provided below or approved pursuant to a Minor Use Permit.
	1. Heavy equipment may be used initially to prepare the land for gardening.
	2. Landscaping equipment designed for household use is permitted.

	E. Maintenance.
	1. The operator shall be responsible for the overall maintenance of the site and shall remove weeds, debris, etc. in a timely manner.
	2. Soil amendments, composting, and waste material shall be managed and shall not attract nuisance flies or support growth of flies.

	F. Composting.
	1. Compost and compost receptacles shall be located so as not to be visible from a public right-of-way.
	2. Compost and compost receptacles shall be set back a minimum of 20 feet from residential structures.
	3. In Residential Zoning Districts, composting is limited to the materials generated on-site and shall be used on-site.

	G. Utilities. The land shall be served by a water supply sufficient to support the cultivation practices used on the site.
	H. Produce Stands. Produce stands are permitted on the site of a community garden use subject to the following regulations:
	1. Maximum Size. Limited to 120 square feet unless a larger size is approved pursuant to a Minor Use Permit.
	2. Removal. Produce stands shall be dismantled and removed during non-operating hours.
	3. Sales. Product sales are limited to produce grown on-site.
	4. Hours of Operation. Operating hours for produce stand are limited to 8:00 a.m. to 7:00 p.m.


	23.22.110 Condominium Conversions
	A. Purpose. The purpose of these provisions regarding the conversion of apartments to condominiums is:
	1. To reduce the impact on conversions on displaced tenants by providing for relocation assistance and adequate notification;
	2. To promote the safety of conversion projects and correction of Building Code violations;
	3. To upgrade existing residential uses to current Building and Zoning Code standards; and
	4. To provide for purchaser protection.

	B. Application Requirements. In addition to filing a tentative map pursuant to Title 22, Subdivisions, of the Municipal Code, the following plans and reports shall be submitted to the Community Development Department at the time of filing for a conver...
	1. A site plan, to scale, showing all structures, common and private spaces, accessory storage areas, trash areas, laundry facilities, landscaped areas, walls (including heights and materials), and number of dwelling units;
	2. Floor plans, indicating the square footage and number of bedrooms per unit;
	3. Elevation drawings of all structures, showing architectural features, building heights and colors and materials of construction;
	4. A parking plan, showing the number of spaces provided and required, number of covered and uncovered spaces, dimensioned stalls and driveways, and type of surfacing;
	5. A physical elements report, describing the condition of the project's plumbing, electrical, heating, and air-conditioning systems, roof foundation, appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerator...
	6. A statement of reports and improvements proposed for the project and expected time of completion;
	7. A structural pest-control report, indicating the absence or presence of wood-destroying pests or organisms, prepared by a licensed operator;
	8. An acoustical report, prepared by a licensed acoustical engineer, evaluating the noise attenuation characteristics of existing party walls and ceilings. This report shall be based on a sampling of at least 10 percent of the units, but not fewer tha...
	9. A utility metering report, submitted if units are not individually metered, including the feasibility thereof. The report shall be prepared by a registered civil or structural engineer or by a licensed general building contractor, engineering contr...
	10. A report on any soil and geological conditions regarding soil deposits, rock formations, faults, groundwater and landslides affecting the project and a statement regarding any known evidence of soil problems relating to structures. Reference shall...
	11. A copy of the covenants, conditions and restrictions that will apply to the proposed development;
	12. The name and address of each tenant at the time of application submittal;
	13. Evidence that tenants have been notified of the intent to convert 60 days prior to filing of the tentative map and have received a copy of the City's tenant information sheet regarding conversions.

	C. Tenant Notification. Subdividers shall serve each tenant living in a building proposed for conversion to a condominium, community apartment or stock cooperative with those notices required by the laws of the State, a copy of the City's tenant infor...
	D. Relocation Assistance.
	1. The subdivider shall provide relocation assistance to any tenant who was a resident of a building to be converted at least 60 days prior to the filing date of the tentative map as well as on the date of final map approval, and who does not intend t...
	a. The subdivider shall provide each tenant with a complete and current list of available rental units within a three mile radius of the building being converted, which are comparable in size, price and amenities. This list shall be provided with the ...
	b. The subdivider shall provide transportation to locate available rental units for 30 consecutive days for those without transportation, including ambulance service, if necessary.
	c. Any tenant over the age of 62, handicapped as defined in Cal. Health & Safety Code § 50072, disabled as defined in Section 223 of the United States Social Security Act or residing with one or more minor dependent children, shall be given an additio...
	d. A relocation fee equaling twice the monthly rent shall be paid by the subdivider to each rental household at the time the 180-day notice of tenancy termination is given.

	2. The provisions of this Section shall not apply to any tenant who has rented a unit in the apartment complex to be converted less than 60 days prior to filing of the tentative map and has been apprised of the intent to convert, pursuant to Cal. Gov'...

	E. Conditions of Approval. In addition to the requirements of State law and other provisions of this Title, conversion projects shall be subject to the following regulations:
	1. The project shall comply with all Building and Zoning Codes applicable to new residential condominium construction existing at the time of conversion project approval.
	2. No conversion work shall be performed on a unit until all of its tenants have been relocated or unless one of the tenants of a unit has executed an agreement to purchase.
	3. No rent increases may be assessed to tenants who were residents of the proposed conversion project from the time the tentative map is filed, until the unit is sold, or the subdivision is denied or withdrawn.
	4. Gas and electricity shall be separately metered for each unit and provided with a shutoff valve.
	5. A separate water heater shall be provided for each condominium unit.
	6. A warranty, commencing from the date the first unit is sold and terminating one year after the last unit is sold, shall be given to the homeowners association by the subdivider against all defects in the common areas.
	7. The subdivider shall execute and record a covenant and agreement, subject to the approval of the Director, binding the subdivider and any successor in interest, to provide relocation assistance in a manner consistent with Subsection 23.22.110.D, Re...
	8. Permanent mechanical equipment, including domestic appliances shall be shock-mounted.
	9. Appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerators, compactors, hot water heaters, and tanks, air conditioners and fans) with less than two years of useful life, shall be replaced. A warranty, comm...
	10. A Certificate of Occupancy shall be required prior to occupation of any converted unit.
	11. Building plan checks for any conversion projects shall be billed to the subdivider on a time and material basis.
	12. Additional conditions may be imposed which, in the opinion of the review authority, are reasonably related to the purpose of this Section.

	F. Compliance with Conditions. In the event of any noncompliance with any requirements of this Section, the California Government Code, or conditions made a part of the tentative or final subdivision maps, the tentative map and conversion approval may...

	23.22.120 Drive Through Facilities
	A. Required Permit. Drive-through facilities are allowed as accessory uses subject to approval of a Conditional Use Permit pursuant to Chapter 23.27, Use Permits.
	B. Circulation Plan and Queue Analysis. A pedestrian and vehicular circulation plan and queue analysis shall be submitted for approval by the review authority. The plan and analysis shall evaluate the trip generation characteristics of the proposed op...
	C. Drive Aisles. Drive aisles shall be developed in accordance with the following except where modified by the review authority.
	1. A minimum 15-foot interior radius at curves and a minimum 12-foot width is required.
	2. Each drive-in and drive-through entrance and exit shall be at least 100 feet from an intersection of public rights-of-way, measured at the closest intersecting curbs, and at least 25 feet from the nearest curb cut on an adjacent property.
	3. Each entrance to an aisle and the direction of flow shall be clearly designated by signs and/or pavement markings or raised curbs outside of the public right-of-way.
	4. There shall be a minimum waiting lane length of 150 feet from the center of a pick-up area to the point of entry or beginning of the drive aisle.

	D. Landscaping. Each drive-through aisle shall be screened with a combination of decorative walls and landscape to a minimum height of 20 inches to prevent headlight glare and direct visibility of vehicles from adjacent streets and parking lots.
	E. Pedestrian Walkways. Pedestrian walkways shall not intersect drive-through aisles, unless no alternative exists. In such cases, pedestrian walkways shall have clear visibility, emphasized by enhanced paving or markings.

	23.22.130 Emergency Shelters
	A. Purpose. These regulations are intended to establish procedures and standards for emergency shelters in compliance with State law and are not obtrusive or interfering to the general public or adjacent uses for emergency shelters pursuant to Cal. Go...
	B. Location Requirements. Emergency shelters shall be located in compliance with the following.
	1. Emergency shelters shall be located a minimum of 300 from any other emergency shelter and 1,000 feet from any residential care facility, public park, or school.
	2. Emergency shelters shall be located within one-quarter mile of a designated public transportation stop.

	C. Development Standards.
	1. Maximum Stay. No person shall stay within an emergency shelter for more than six months from the date of their acceptance into the emergency shelter. In addition, no person shall be re-admitted to the same emergency shelter within five calendar day...
	2. Maximum Number of Beds. No more than 12 beds shall be provided on the entire property where the emergency shelter is to be located. Beds shall be provided for men and women in separate and secured areas. No such separation shall be required when be...
	3. Maximum Density. The maximum resident density shall be one resident per 150 square feet, up to a maximum of 12 residents.
	4. Waiting Area. If the intake of clients occurs on-site there shall be provided an on-site client intake and waiting area in a location not adjacent to the public right-of-way, that is fully screened from public view, and provides consideration for w...
	5. Operating Hours. Each emergency shelter shall establish and maintain set hours of operation for client intake and discharge. These hours shall be clearly displayed at the entrance to the emergency shelter at all times. In the event an emergency she...
	6. Personal Storage. A private storage area or closet shall be provided with each on-site bed.
	7. Personal Space. A minimum of 30 square feet of personal space shall be allocated for each client bed.
	8. Restroom and Shower Facilities. A communal restroom facility with at least two toilets, one shower, and one sink shall be provided for every 12 clients residing at an emergency shelter.
	9. Common Space. Interior and/or exterior common space for the on-site clients to congregate shall be provided on the property at a ratio of not less than 15 square feet per occupant or a minimum overall area of four hundred square feet, whichever is ...
	10. Outdoor Activities. For the purposes of noise abatement, outdoor activities may only be conducted between the hours of 8:00 a.m. to 8:00 p.m.
	11. Telephones. Each emergency shelter shall provide telephone(s) for the use of the on-site clients.
	12. Laundry Facilities. The emergency shelter shall provide laundry facilities adequate for the number of clients.
	13. Outdoor Storage. Any provision of on-site outdoor storage shall be fully screened from all public rights-of-way and on-site parking lots.
	14. Lighting. Each emergency shelter shall provide exterior lighting on pedestrian pathways and parking lots on the property for safety.
	15. Refuse. There shall be provided a refuse storage area that is completely enclosed with masonry walls not less than five feet high with a solid-gated opening and that is large enough to accommodate a standard sized trash bin adequate for the parcel...

	D. Management and Security Plan. The emergency shelter operator shall submit a management and security plan for review and approval of the Director and the Alhambra Chief of Police. At minimum, the management and security plan shall address the follow...
	1. Staffing plans, including the qualification and responsibilities of all staff members and the number and positions of employees on each shift.
	a. On-site personnel shall be provided during all hours of operation when clients are present.
	b. Service providers shall educate on-site staff to provide adequate knowledge and skills to assist clients in obtaining permanent shelter and income, including referrals to outside assistance agencies.

	2. Provisions for fencing, lighting, video cameras, and any other physical improvements intended to provide or enhance security for residents and staff.
	3. Screening processes of potential clients for admittance eligibility and daily admittance and discharge procedures.
	a. Procedures and policies for screening of potential residents to identify individuals who should be referred to medical facilities, residential care facilities, other service agencies, or law enforcement.
	b. A designated area for on-site personnel shall be located near the main entry to the facility for the purpose of controlling admittance into the facility and providing security.
	c. The emergency shelter operator shall not intake any person as a client of the emergency shelter that the operator knows is wanted by the police or knows has been convicted of committing any violent offense.
	d. The emergency shelter operator shall also conduct a background check on all prospective clients using the Megan’s Law database and restrict client intake in accordance with state and local registered sex offender residency restrictions.

	4. Service providers shall maintain up-to-date information and referral sheets to give clients and other persons who cannot be served by the establishment.
	5. Service providers shall continuously monitor waiting areas to inform prospective clients whether they can be served within a reasonable time. If they cannot be served by the provider because of time or resource constraints, staff shall make informa...
	6. Service providers shall provide for the timely removal of litter attributable to clients on the property and adjacent property under the control of the service provider.
	7. At no time shall any client of an emergency shelter be allowed to keep on-site any alcoholic beverages or store any type of illegal substances, illegal drugs, and/or weapons of any kind. The manager of the emergency shelter shall conduct routine in...
	8. Service providers shall provide the City with the contact information for an individual with the authority to address operational issues.

	E. Compliance with Other Applicable Codes and Regulations. Each emergency shelter shall comply with all applicable local and state health and safety codes such as, but not limited to, the California Building Code, California Fire Code, and California ...

	23.22.140 Family Day Care
	A. Permitted Use. Small and large family day cares are permitted in all zoning districts where residential uses are allowed and are considered residential uses of a property.
	B. Location, Large Family Day Care. Large family day cares are limited to lots located a minimum of 200 feet from any other lot with a large family day care use unless approved by the Planning Commission.

	23.22.150 Farmer’s Markets
	A. Required Permits. The market operator and vendors shall obtain any permits required pursuant to this Title and secure all necessary licenses, certificates and health permits, including permits for street closure, if applicable. All permits (or copi...
	B. Management Plan. A management plan shall be prepared and provided to the Director. The management plan shall include the following:
	1. Identification of a market manager or managers, who shall be present during all hours of operation.
	2. A set of operating rules addressing the governance structure of the market; the method of assigning booths and registering vendors; hours of operation; maintenance; security; refuse collection; and parking.

	C. Hours of Operation. Market activities may be conducted between the hours of 7:00 a.m. and 10:00 p.m. with specific hours and duration to be approved by the City. Set-up of market operations cannot begin more than two hours prior to the operational ...
	D. Waste Disposal. Adequate composting, recycling, and trash containers shall be provided during hours of operation, and shall be removed from site for appropriate disposal. The site shall be cleaned at the end of each day of operations, including the...

	23.22.160 Home Occupations
	A. Purpose. The provisions of this Section are intended to allow the conduct of home enterprises which are incidental to and compatible with surrounding residential uses.
	B. Applicability. This Section applies to home occupations in any residential unit in the City regardless of the zoning designation. It does not apply to family day care, which is regulated separately.
	C. Business License Required. Where applicable, a separate City of Alhambra business license is required for each home occupation.
	D. Operational Standards. Home occupations shall comply with the following operating standards:
	1. Residential Appearance. The residential appearance of the unit within which the home occupation is conducted shall be maintained, and no exterior indication of a home occupation is permitted.
	2. Location. All home occupation activities shall be conducted entirely within the residential unit except the assembly of small craft items or limited storage of materials may occur within a garage or accessory building. Storage shall not interfere w...
	3. Floor Area Limitation. The home occupation shall be confined completely to one room located within the dwelling which space shall not occupy an area equivalent to more than 25 percent of the gross area of one floor thereof, or 100 square feet, whic...
	4. Storage. There shall be no exterior storage of materials, supplies, and/or equipment for the home occupation.
	5. Employees. No employees or independent contractors other than residents of the dwelling unit shall be permitted to work at the location of a home occupation except as otherwise allowed for cottage food operations.
	6. Client Visits.
	a. Clients or customers shall not visit the home occupation between the hours of 10:00 p.m. and 7:00 a.m.
	b. There shall be no more than three clients or customers on the premises at any one time.

	7. Direct Sales Prohibition. Home occupations involving the display or sale of products or merchandise are not permitted from the site except by mail, telephone, internet, or other mode of electronic communication or except as otherwise allowed for co...
	8. Hazardous Materials. Activities conducted and equipment or materials used shall not change the fire safety or occupancy classifications of the premises, nor use utilities different from those normally provided for residential use. There shall be no...
	9. Nuisances. A home occupation shall be conducted such that no offensive or objectionable noise, dust, vibration, smell, smoke, heat, humidity, glare, refuse, radiation, electrical disturbance, interference with the transmission of communications, in...
	10. Vehicles. No vehicle larger than a ¾-ton truck may be used in connection with a home occupation.
	11. Traffic and Parking Generation. Home occupations shall not generate a volume of pedestrian, automobile, or truck traffic that is inconsistent with the normal level of traffic in the vicinity or on the street on which the dwelling is located or whi...
	12. Equipment. There shall be no use of material or mechanical equipment not recognized as being part of the normal household or hobby use
	13. Signs. No signs shall be permitted for a home occupation.

	E. Cottage Food Operations. A cottage food operation is allowed as a home occupation and an accessory use to any legally established residential unit subject to the following standards:
	1. Registration. Cottage food operations shall be registered as “Class A” or “Class B” cottage food operations and shall meet the respective health and safety standards set forth in Section 114365 et seq. of the California Health and Safety Code.
	2. Sales. Sales directly from a cottage food operation are limited to the sale of cottage food products. A cottage food operation shall not have more than $50,000 in gross annual sales in each calendar year.
	3. Operator and Employee Allowed. Only the cottage food operator and members of his or her household living in the unit, as well as one full-time equivalent cottage food employee, may participate in a cottage food operation.
	4. Equipment. Cottage food operations may employ kitchen equipment as needed to produce products for which the operation has received registration, provided that equipment would not change the residential character of the unit, result in safety hazard...

	F. Prohibited Home Occupations. The following specific uses, either by operation or nature, are not incidental to or compatible with residential activities and shall therefore not be permitted as home occupations:
	1. Automobile/vehicle sales and services;
	2. Eating and drinking establishments;
	3. Hotels and motels;
	4. Hospitals and clinics; and
	5. Personal services.


	23.22.170 Live Entertainment
	A. Live entertainment activities shall be conducted indoors, with doors and windows closed, during normal business hours.
	B. No noise created by the live entertainment shall be audible on the exterior of the building.
	C. Live entertainment that is not in compliance with A and B above requires approval of a Conditional Use Permit.

	23.22.180 Neighborhood Commercial Uses in Residential Zones
	A. Applicability. This Section applies to residentially zoned properties with existing commercial uses operating within the confines of a permitted commercial building or structure.
	B. General Requirements.
	1. Permitted Uses. Table 23.22.180 identifies the permitted neighborhood commercial uses within an established neighborhood commercial property.
	2. Conditional Uses. Certain uses may be subject to special conditions regarding the location, operation, design or special permitting requirements of the use. References to these provisions are made in Table 23.22.180.
	3. Prohibited Uses. If a use is not specifically listed in Table 23.22.180, that use is prohibited.  However, the Director of Community Development shall have the authority to determine whether the proposed use shall be permitted or conditionally perm...

	C. Review Process. The Director of Community Development or his/her designee shall have the authority to determine, based on prior building permits, Certificates of Occupancy, business license records, or other evidence if a property improved with com...
	1. Ministerial Reviews. A ministerial review by means of a Zoning Clearance  followed by issuance of a Business License shall be required for all uses listed as “P – Permitted” and “A – Accessory” in the table above.  A ministerial review by means of ...
	2. Discretionary Review. A Conditional Use Permit approved by the Planning Commission pursuant to Chapter 23.27 of this Title shall be required for those uses listed as “CUP – Conditional Use Permit” in the table above. Following approval of the Condi...

	D. Applicable Regulations. A neighborhood commercial use located on a property with permitted commercial improvements that is located in any residential zone shall be subject to all requirements.

	23.22.190 On-Sale Alcohol Beverage Establishments
	A. Restaurants with Beer and Wine. On-sale alcohol beverage establishments operating under an On-Sale Beer and Wine – Eating Place license from the California Department of Alcohol Beverage Control are permitted as accessory to an eating and drinking ...
	B. Other On-Sale Alcohol Beverage Establishments. All other on-sale alcohol beverage establishments require Conditional Use Permit approval.

	23.22.200 Outdoor Dining and Seating
	A. Outdoor Dining and Seating on Private Property.
	1. Applicability. The standards of this Section apply to outdoor dining and seating located on private property. Outdoor dining and seating located in the public-right-of-way is subject to an outdoor dining permit issued by the Public Works Department...
	2. Accessory Use. Outdoor dining and seating shall be conducted as an accessory use to a legally established use that is located on the same lot.
	3. Hours of Operation. The hours of operation are limited to the hours of operation of the associated use.
	4. Maintenance. Outdoor dining and seating areas shall remain clear of litter at all times.

	B. Outdoor Dining and Seating in the Public Right of Way.
	1. Purpose.
	a. The purpose of this Subsection is to establish standards for outdoor dining in conjunction with permanent eating establishments, to accommodate pedestrian circulation and create well-designed and attractive outdoor dining areas.
	b. For the purposes of this Subsection, outdoor dining refers to dining areas located on the public sidewalk.

	2. General Regulations and Design and Operating Standards. An outdoor dining permit may be issued upon approval of the Public Works Director and the Community Development Director, subject to the approval of the City Manager or his or her designee, fo...
	a. General Regulations.
	i. Only establishments that provide full menu service, take out food service and/or specialty food services (e.g., bakeries, ice cream, cookies, yogurt) are permitted to have outdoor dining. Any outdoor dining area must be accessory to an established ...
	ii. Bars, cocktail lounges, temporary or mobile food service providers or vendors are not eligible.
	iii. Each applicant for outdoor dining shall provide a certificate of insurance of general commercial liability insurance for an amount as required by the City Risk Manager, naming the City as an additional insured.
	iv. An application fee shall be paid in the amount as established by resolution of the City Council.
	v. The term of the permit shall be determined by the Community Development Director, subject to the approval of the City Manager or his or her designee to provide periodic review of compliance with the provisions of this Subsection. The maximum term o...

	b. Design and Operating Standards.
	i. Any outdoor dining area shall not extend beyond the boundaries of the street frontage of the business.
	ii. A minimum five foot wide continuous walkway is required, generally parallel and adjacent to the curb line, and entirely outside of the outdoor dining area. Such path shall also have a minimum vertical clearance of eight feet.
	iii. If alcoholic beverages are served, the outdoor dining area must be designated for combined food and beverage service. Food must be purchased in order to purchase alcohol.
	iv. All items placed on the public right-of-way shall be removed each evening when the business closes, except as specifically exempted in the outdoor dining permit.
	v. All outdoor dining areas shall be continuously supervised by management or employees of the business to which they are associated.
	vi. All outside dining areas shall be maintained in a clean and safe manner.
	vii. All items placed on the public right-of-way shall be maintained in good repair and no item may be hazardous to pedestrian or vehicular traffic, or interfere with safe line-of-sight distances as determined by the Public Works Director.
	viii. All entrances and emergency exits shall be kept clear.
	ix. No items may be placed on turf or other planted areas.
	x. There shall be no outdoor storage permitted in conjunction with any outdoor dining area.
	xi. Barriers and Partitions.
	(1) The dining area shall be clearly delineated by either potted plants or planters, or other partitioning material. The height of any partitions shall not exceed 42 inches above the grade and the materials of construction are subject to City approval.
	(2) No barrier is required if the outdoor dining area is limited to one row of tables and chairs adjacent to the building and if no alcoholic beverages are served outdoors.

	xii. No additional signage is permitted in the outdoor dining area. Umbrellas may not display signage or advertisements and must not obstruct the view of pedestrians or the motoring public in such a way as to create a safety hazard.
	xiii. Table lamps or candles are encouraged. Wired electrical facilities are permitted outside the face of the building subject to review and approval of the Building Division. Lighting on the building shall not be glaring to pedestrians on the sidewa...
	xiv. The design, materials and colors used for chairs, tables, lighting and other fixtures including umbrellas and awnings shall be generally consistent both with the architectural style and colors used on the building facade.
	xv. No table, chair, umbrella, awning, planter or other item shall extend or project out from the designated dining area.
	xvi. The outdoor dining area shall be kept clear of litter and food scraps at all times. At the end of the business day, establishments are required to clean (sweep and mop) the area in and around the outdoor dining area.
	xvii. The hours of operation for the outdoor dining area shall not exceed the hours of the associated food service establishment.
	xviii. Outdoor dining areas shall meet all applicable requirements of the Los Angeles County Health Department.
	xix. All outdoor dining areas shall be fully accessible to the handicapped, in compliance with the state disability access regulations.


	3. Permit Procedure and Requirements. Applicants for outdoor dining areas shall submit the following information for review by the Community Development Director and the Public Works Director:
	a. A site plan, drawn to scale, indicating the following:
	i. The address of the site, the name of the associated business, the name(s) of the fronting street(s), the dimensions of the sidewalk area and a north arrow;
	ii. The location, layout and size of the proposed dining area;
	iii. The layout of any tables, chairs, benches and any other items that will be placed in the outdoor dining area;
	iv. The number, size and location of existing trees, tree wells, newspaper racks, poles, signs, bus benches, trash receptacles and any other items on the sidewalk between the building and the curb;
	v. All curb markings, bus loading zones, driveways, wheelchair ramps, meter boxes and utility boxes;
	vi. The location and floor plan of the building, including all doors and windows and any fixtures or building features which project from the face of the building;
	vii. The five foot wide continuous walkway as required in § 23.22.200(B)(2) above.

	b. The hours of operation.
	c. The method of delineation of the dining area.
	d. Name(s) and telephone numbers of the person(s) responsible for the operation of the outdoor dining area.

	4. Findings. The City Manager, the Community Development Director, and the Public Works Director may approve an outdoor dining permit application only when all of the following findings of facts can be made in a positive manner:
	a. That the proposed outdoor dining area is conducted by an existing food service establishment and is accessory thereto.
	b. That the proposed area to be designated for outdoor dining is adequate in size and shape to accommodate the proposed use.
	c. That the proposed use will not adversely affect pedestrian or vehicular traffic or the public health, safety or general welfare.
	d. That the proposed use would not have an adverse effect on adjacent property or the permitted use thereof.
	e. The proposed use is compatible with the quality and character of surrounding development and will visually enhance the appearance of the community.

	5. Conditions of Approval. Conditions of approval may be imposed on any outdoor dining permit to ensure that the proposed use will be in accord with the required standards and findings of this Subsection and to ensure the protection of the public heal...


	23.22.210 Outdoor Display and Sales
	A. Temporary Outdoor Display and Sales. The temporary outdoor display and sale of merchandise shall comply with Section 23.22.250, Temporary Uses, and Chapter 23.28, Temporary Use Permits.
	B. Size. There is no limit on the size of outdoor display areas for vehicle sales and leasing, nursery and garden centers, and building materials sales. For other uses, outdoor display areas 500 square feet or less in size are permitted. Outdoor displ...
	C. Relationship to Main Use. The outdoor display and sales area shall be directly related to a business occupying a primary structure on the subject parcel.
	D. Allowable Merchandise. Only merchandise sold at the business is permitted to be displayed outdoors.
	E. Location. The displayed merchandise shall occupy a fixed, specifically approved and defined location and shall not disrupt the normal function of the site or its circulation and shall not encroach upon parking spaces, driveways, pedestrian walkways...

	23.22.220 Recycling Facilities
	A. Purpose. These regulations are intended to encourage the recycling of reusable materials and provide convenient service locations for the general public as mandated by State law. It is also the intent of this Section to establish minimum standards ...
	B. General Regulations.
	1. Regulations Applicable to All Recycling Facilities.
	a. Location.
	i. There shall be no more than one facility for each site.
	ii. Recycling facilities shall be located a minimum of 150 feet from a Residential Zoning District.
	iii. Recycling facilities shall be located a minimum of 10 feet from any property line or public right-of-way.
	iv. Recycling facilities shall not be located within any required landscape area, driveway, or parking space.
	v. Recycling facilities shall not obstruct pedestrian or vehicular circulation.
	vi. Recycling facilities shall not be within 10 feet of a driveway aisle providing vehicle access in a parking lot.
	vii. Recycling facilities shall be located a minimum of 50 feet from an entrance or operable window of any building, whether on the same property or not.

	b. Screening. Recycling facilities shall be screened from view of the public right-of-way by a minimum six-foot high solid screen or an enclosure.
	c. Registration. Recycling facilities shall be clearly marked with the name and telephone number of the operator. No person shall install or maintain a recycling facility without first registering the facility with the City. Such registration shall be...
	d. Materials.
	i. Recycling facilities shall use receptacles that are constructed and maintained with durable waterproof and rustproof material, covered when not attended, and secure from unauthorized entry.
	ii. No materials shall be stored or placed in a manner so as to cause a public nuisance. All recyclable materials shall be stored in receptacles or in the mobile recycling unit vehicle, and shall not be left outside of receptacles when attendant is no...
	iii. Recycling facilities shall accept only glass, metals, plastic containers, papers and reusable items. Items shall be presorted and shall include non-hazardous materials.

	e. Trash Container. There shall be a minimum of one trash container (separate from the trash container required for the principal use) located near the facility.
	f. Noise. Noise levels shall not exceed 55 dBA as measured at the property line of a residentially zoned or occupied site or at the property line of any site zoned or used for open space purposes. Noise levels shall not exceed 65 dBA as measured at th...

	2. Additional Regulations Applicable to Reverse Vending Machines.
	a. Accessory Use. In the I Zone, reverse vending machines shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, reverse vending machines shall be accessory to a food and beverage retai...
	b. Illumination. Reverse vending machines shall be illuminated to ensure comfortable and safe operation if operating hours are between dusk and dawn.
	c. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	3. Additional Regulations Applicable to Small Collection Facilities.
	a. Accessory Use. In the I Zone, small collection facilities shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, small collection facilities shall be accessory to a food and beverage...
	b. Equipment. Power-driven processing equipment except for reverse vending machines is prohibited.
	c. Parking. One on-site parking space shall be provided for each attendant and/or employee. One on-site parking space shall be provided for each vehicle operated by the facility. The available on-site parking spaces shall not be reduced below the mini...
	d. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use, but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	4. Additional Regulation Applicable to Large Collection Facilities. Customer and employee parking shall be provided at the rate of one parking space per 250 square feet of gross floor area, with a minimum of five parking spaces per business. In additi...

	C. Nonconforming Facilities. Recycling facilities which are lawfully in existence at the time of adoption of these regulations and which are not in compliance are considered nonconforming and shall be removed or brought into conformance within six mon...
	D. Abatement of Facilities.
	1. Whenever the Community Development Director is advised that a recycling facility has been installed or is being maintained in violation of this Section, the Director shall so notify the operator, or in the absence of such information, the property ...
	2. Whenever a recycling facility is impounded pursuant, the recycling facility shall be removed by the Director or his or her designee, and stored in any convenient place. The Director shall notify in writing the registered operator, or in the absence...
	3. Any recycling facility in violation of the provisions of this Section, which violation creates an immediate danger to the health or safety of the public, and which violation cannot be corrected by moving or otherwise repositioning the recycling fac...
	4. Within 14 days of the notice of violation, or notice of removal of a facility summarily impounded, the registered operator or other person who provides satisfactory proof of ownership, may request a hearing. The request shall be in writing, shall s...
	5. Upon receipt of a written request for a hearing, the Director shall schedule the hearing before a hearing officer. The hearing officer shall be the Risk Manager or their designee.
	6. The Director shall provide written notice of the date, time, and place of the hearing, and the identity of the hearing officer. Such notice of hearing shall be served either personally or by mail, postage prepaid, certified, return receipt requeste...
	7. At the hearing any person may present evidence or argument as to whether the facility has violated this Section. Within seven working days after the close of the hearing, the hearing officer shall render a decision in writing. Notice of the decisio...
	8. Unless otherwise specified, all notices shall be sent by registered mail to the registered owner at the address shown on the registration, if such registration has been completed, and at his or her last-known address.
	9. The City may seek recovery of any abatement expenses pursuant to the procedures set forth in Sections 6.26.110 through 6.26.130 and Chapter 6.27, Recovery of Nuisance Abatement Expenses, of the Municipal Code.
	10. The remedies set forth in this Section are not exclusive and do not prevent the City Attorney from commencing a civil or criminal proceeding to abate a public nuisance under applicable Civil or Penal Code provisions as an alternative to the procee...


	23.22.230 Single Room Occupancy
	A. Minimum Size. Each unit shall have at least 150 square feet of floor area. No individual unit may exceed 400 square feet.
	B. Maximum Occupancy. Each unit shall accommodate a maximum of two persons.
	C. Lighting. Exterior lighting shall be provided for the entire outdoor and parking area of the property and shall comply with the requirements of Section 23.10.080, Lighting and Illumination.
	D. Laundry Facilities. Laundry facilities must be provided in a separate enclosed room at the ratio of one washer and one dryer for every 20 units or fractional number thereof, with at least one washer and dryer per floor.
	E. Cleaning Facilities. A cleaning supply room or utility closet with a wash tub with hot and cold running water shall be provided on each floor.
	F. Bathroom. Each unit shall require a separate bathroom containing a water closet, lavatory and bathtub or shower.
	G. Cooking Facilities. Each unit shall require a kitchen sink, functioning cooking appliance and a refrigerator, each having a clear working space of not less than 30 inches in front.
	H. Closet. Each unit shall have a separate closet.
	I. Tenancy. Tenancy of units shall not be less than 30 days or more than 12 months.
	J. Facility Management. An SRO facility with 10 or more units shall provide full-time on-site management. An SRO facility with less than 10 units may provide a management office off-site.

	23.22.240 Telecommunication Facilities
	A. Purpose. To provide a uniform and comprehensive set of standards for the development and installation of facilities related to telecommunication facilities in order to accommodate the needs of residents and businesses while protecting the public he...
	1. Prevent the emergence and proliferation of visual blight along visually significant or visually sensitive corridors within the City of Alhambra;
	2. Recognize the rights of wireless facilities operators and wireless transmission devices under federal law and state law, and harmonize those with the City's interest;
	3. Encourage users of wireless facilities and wireless transmission devices to locate such equipment in areas where any adverse impacts on the community are optimally mitigated and, where possible, encourage users of wireless facilities to collocate t...
	4. Encourage users of wireless facilities, which include accessory equipment, to configure such equipment in a manner that minimizes their adverse visual impact;
	5. Encourage the managed and aesthetically sensitive development of wireless facilities in the City; and
	6. Ensure that approved wireless facilities, wireless transmission devices and related accessory equipment and support structures are constructed and operated in a safe and legally compliant manner.

	B. Definitions. All words and phrases defined below and found in this Section shall be used in the context of the definitions of this Section. Other general terms, unless otherwise defined, shall have the meanings assigned to them in Chapter 23.36, De...
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	6. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	7. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	8. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	9. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Applicability and Exemptions. The requirements of this Section apply to all telecommunication facilities that transmit and/or receive electromagnetic signals, including but not limited to personal communications services (cellular and paging) and r...
	1. Licensed amateur (ham) radio and citizen band operations.
	2. Hand-held, mobile, marine, and portable radio transmitters and/or receivers.
	3. Emergency services radio.
	4. Radio and television mobile broadcast facilities.
	5. Antennas and equipment cabinets or rooms completely located inside of permitted structures.
	6. A single ground- or building-mounted receive-only radio or television antenna not exceeding the maximum height permitted by this Code, including any mast, or a receive-only radio or television satellite dish antenna, subject to the following restri...
	a. Residential Districts.
	i. Satellite Dish One Meter or Less. A satellite dish that does not exceed one meter in diameter, is not located within a required front or street side setback or in front of the primary structure, and for the sole use of a resident occupying the same...
	ii. Satellite Dish Greater than One Meter. A satellite dish that is greater than one meter in diameter, is not located within a required setback, and is screened from view from any public right-of-way and adjoining property.
	iii. Antennas. An antenna that is mounted on any existing building or other structure that does not exceed 25 feet in height. The antenna shall be for the sole use of a resident occupying the same residential parcel on which the antenna is located.

	b. Nonresidential Districts.
	i. Satellite Dish Two Meters or Less. A satellite dish that does not exceed two meters in diameter is permitted on a lot in a nonresidential district so long as it is not located within a required front or street side setback or in front of the primar...
	ii. Satellite Dish Greater than Two Meters. A satellite dish that is greater than two meters in diameter that is not located within a required setback and is screened from view from any public right-of-way and adjoining property.
	iii. Mounted Antennas. An antenna that is mounted on any existing building or other structure when the overall height of the antenna and its supporting tower, pole or mast does not exceed a height of 25 feet or is completely screened by the parapet or...
	iv. Freestanding Antennas. A freestanding antenna and its supporting tower, pole, or mast that complies with all applicable setback requirements when the overall height of the antenna and its supporting structure does not exceed a height of 25 feet.

	c. Undergrounding Required. All wires and/or cables necessary for operation of an antenna shall be placed underground or attached flush with the surface of the building or the structure of the antenna.

	7. Any antenna or wireless communications facility that is exempt from local regulation pursuant to the rules and regulations of the Federal Communications Commission (FCC) or a permit issued by the California Public Utilities Commission (CPUC). The o...
	8. Minor modifications to existing wireless facilities, including replacement in-kind or with smaller or less visible equipment, that meet the standards set forth in this Section and will have little or no change in the visual appearance of the facili...

	D. Permit Requirements.
	1. Replacement, Removal, or Co-location of Transmission Equipment (Eligible Facilities Request, Section 6409 of the Middle Class Tax Relief and Job Creation Act of 2012). The co-location of new transmission equipment, removal of transmission equipment...
	2. Stealth Facilities. Stealth facilities in which the antenna and the support equipment are hidden from view in a structure or concealed as an architectural feature, are permitted in all nonresidential zoning districts. Stealth facilities in Resident...
	3. Co-located Facilities. Permitted by right when proposed to be co-located on a facility that was subject to a discretionary permit issued on or after January 1, 2007 and an environmental impact report was certified, or a negative declaration or miti...
	4. Non-stealth Facilities. Permitted in nonresidential zoning districts subject to Conditional Use Permit approval.

	E. Standards. Telecommunication facilities shall be located, developed, and operated in compliance with all of the following standards and with applicable standards of the zoning district in which they are located.
	1. Location and Siting.
	a. No new freestanding facility, including a tower, lattice tower, or monopole, shall be located within 1,000 feet of another freestanding facility, unless mounting on a building or co-location on an existing pole or tower is not feasible and appropri...
	b. Telecommunication facilities shall meet the setback requirements of the zoning district which they are located.
	c. When feasible, providers of personal wireless services shall co-locate facilities in order to reduce adverse visual impacts. The Community Development Director may require co-location or multiple-user wireless telecommunication facilities based on ...
	d. When determined to be feasible and consistent with the purposes and requirements of this Section, the Community Development Director shall require the applicant to make unused space available for future co-location of other telecommunication facili...

	2. Support Structures. Support structures for telecommunication facilities may be any of the following:
	a. An existing nonresidential building.
	b. An existing structure other than a building, including, but not limited to, light poles, electric utility poles, water towers, smokestacks, billboards, lattice towers, and flag poles.
	c. An alternative tower structure such as a clock tower, steeple, functioning security light pole, functioning recreational light pole, or any similar alternative-design support structure that conceals or camouflages the telecommunication facility. Th...
	d. Existing publicly-owned and operated monopole or a lattice tower exceeding the maximum height limit.
	e. A single pole (monopole) sunk into the ground and/or attached to a foundation. Any new monopole shall be constructed to allow for co-location of at least one other similar communications provider.
	f. A monopole mounted on a trailer or a portable foundation if the use is for a temporary communications facility.

	3. Height Requirements.
	a. Freestanding Antenna or Monopole. All free-standing antennas, monopoles, and lattice towers shall be designed to be the minimum functional height and width required to support the proposed antenna installation, unless it can be demonstrated that a ...
	b. Building-Mounted Facilities. Telecommunication facilities mounted on buildings shall not exceed a height of 10 feet above the height limit of the district or 10 feet above the existing height of a legally established building, whichever is lower, m...
	c. Facilities Mounted on Structures. Telecommunication facilities mounted on an existing structure shall not exceed the height of the existing structure unless camouflaged as part of the structure design, except antennas may extend up to 10 feet above...
	d. Facilities Mounted on Light Poles. A functioning security light pole or functioning recreational light pole shall have a height consistent with existing poles in the surrounding area or height usually allowed for such light poles.

	4. Design and Screening. Telecommunication facility structures and equipment shall be located, designed, and screened to blend with the existing natural or built surroundings, as well as any existing support structures, so as to reduce visual impacts ...
	a. Stealth Facilities. State of the art stealth design technology shall be utilized as appropriate to the site and type of facility. Where no stealth design technology is proposed for the site, a detailed analysis as to why stealth design technology i...
	b. Other Facility Types. If a stealth facility is not feasible, the order of preference for facility type is, based on their potential aesthetic impact: façade-mounted, roof-mounted, ground-mounted, and free-standing tower or monopole. A proposal for ...
	c. Camouflage Design. Telecommunication facilities that are mounted on buildings or structures shall be designed to match existing architectural features, incorporated in building design elements, camouflaged, or otherwise screened to minimize their a...
	d. Equipment Cabinets. Equipment cabinets shall be located within the building upon which antennae are placed, if technically feasible. Otherwise, equipment cabinets, buildings, and associated equipment such as air conditioning units and emergency gen...
	e. Landscaping. Landscaping shall be provided for and maintained to screen any ground structures or equipment visible from a public right-of-way.
	f. Lighting. Artificial lighting of a telecommunication facility, including its components, is prohibited, unless required by the Federal Aviation Administration. A motion-sensor light may be used for security purposes if the beam is directed downward...
	g. Advertising. No advertising shall be placed on telecommunication facilities, equipment cabinets, or associated structures.

	5. Security Features. All facilities shall be designed to minimize opportunities for unauthorized access, climbing, vandalism, graffiti, and other conditions that would result in hazardous conditions, visual blight, or attractive nuisances.
	a. Fencing. Security fencing, if any, shall not exceed the fence height limit of the base district. Fencing shall be effectively screened from view through the use of landscaping. No chain link fences shall be visible from public view.
	b. Maintenance. The permittee shall be responsible for maintaining the site and facilities free from graffiti.

	6. Radio Frequency Standards, Interference, and Noise.
	a. Radio Frequency. Telecommunication facilities shall comply with federal standards for radio frequency emissions and interference. Failure to meet federal standards may result in termination or modification of the permit.
	b. Interference. Telecommunications facilities shall not interfere with public safety radio communications.
	c. Noise. Telecommunication facilities and any related equipment, including backup generators and air conditioning units, shall not generate noise in excess of the limits established in Chapter 18.02, Noise and Vibration Control Regulations, of the Mu...

	7. Co-location. The applicant and owner of any site on which a telecommunication facility is located shall cooperate and exercise good faith in co-locating telecommunication facilities on the same support structures or site. Good faith shall include s...
	a. All facilities shall make available unused space for co-location of other telecommunication facilities, including space for these entities providing similar, competing services. Co-location is not required if the host facility can demonstrate that ...
	b. All co-located and multiple-user telecommunication facilities shall be designed to promote facility and site sharing. Telecommunication towers and necessary appurtenances, including but not limited to parking areas, access roads, utilities, and equ...
	c. No co-location may be required where it can be shown that the shared use would or does result in significant interference in the broadcast or reception capabilities of the existing telecommunication facilities or failure of the existing facilities ...
	d. Failure to comply with co-location requirements when feasible or cooperate in good faith as provided for in this Section is grounds for denial of a permit request or revocation of an existing permit.

	8. Fire Prevention and Emergency Response. All telecommunication facilities shall be designed and operated in a manner that will minimize the risk of igniting a fire or intensifying one that otherwise occurs.
	a. At least one-hour fire resistant interior surfaces shall be used in the construction of all buildings.
	b. The exterior walls and roof covering of all above-ground equipment shelters and cabinets shall be constructed of materials rated as non-flammable in the Building Code.
	c. Monitored automatic fire extinguishing systems shall be installed in all equipment buildings and enclosures.
	d. Openings in all above-ground equipment shelters and cabinets shall be protected against penetration by fire and wind-blown embers to the extent feasible.
	e. Address signs shall be installed in conformance with Fire Chief’s requirements at the entrance off the public way, where needed to provide direction along the access road, and at the facility itself.
	f. A permanent, weather-proof, facility identification sign shall be placed on the gate in the fence or wall around the equipment building, or if there is no fence or wall, next to the door to the equipment shed itself. Said sign shall identify the fa...

	9. Surety Bond. As a condition of approval, an applicant for a building permit to erect or install a telecommunication facility shall be required to post a cash or surety bond in a form and amount acceptable to the City Attorney to cover removal costs...

	F. Required Findings.
	1. General Findings. In approving a telecommunication facility, the review authority shall make the following findings:
	a. The proposed use conforms with the specific purposes of this Section and any special standards applicable to the proposed facility;
	b. The applicant has made good faith and reasonable efforts to locate the proposed facility on a support structure other than a new ground-mounted antenna, monopole, or lattice tower or to accomplish co-location;
	c. The proposed site results in fewer or less severe environmental impacts than any feasible alternative site; and
	d. The proposed facility will not be readily visible or it is not feasible to incorporate additional measures that would make the facility not readily visible.

	2. Additional Findings for Facilities Not Co-Located. To approve a telecommunication facility that is not co-located with other existing or proposed facilities or a new ground-mounted antenna, monopole, or lattice tower, the review authority shall fin...
	a. Would have more significant adverse effects on views or other environmental considerations;
	b. Is not permitted by the property-owner;
	c. Would impair the quality of service to the existing facility; or
	d. Would require existing facilities at the same location to go off-line for a significant period of time.

	3. Additional Findings for Setback Reductions. To approve a reduction in setback, the review authority shall make one or more of the following findings:
	a. The facility will be co-located onto or clustered with an existing, legally established telecommunication facility; and/or
	b. The reduced setback enables further mitigation of adverse visual and other environmental impacts than would otherwise be possible.

	4. Additional Findings for Any Other Exception to Standards. The Planning Commission may waive or modify requirements of this Section upon finding that strict compliance would result in noncompliance with applicable federal or State law.

	G. Vacation and Removal of Facilities.
	1. A carrier using facilities within the City shall provide the City with a copy of the notice to the FCC or California Public Utilities Commission of intent to cease operations at the time such notice is filed.
	2. The operator of a telecommunications facility shall remove all unused or abandoned equipment, antennas, poles, or towers within one year of discontinuation of the use and, if there are no active providers on the facility, the site shall be restored...
	3. If the facilities are not removed within one year, or other period of time as determined in writing by the City, the City may have the facilities removed at the owner’s or carrier’s expense, provided, however, that recovery of expenses shall be lim...
	4. All costs incurred by the City to undertake any work required to be performed pursuant to this Section shall be borne solely by the applicant.


	23.22.250 Temporary Uses
	A. Temporary Uses Not Requiring a Use Permit. The following types of temporary uses may be conducted without a Use Permit. Other permits, such as building permits or business licenses, may be required.
	1. Yard/Garage Sales. Sales of personal property conducted by a resident of the premises with a maximum term of three consecutive days occurring no more than four times a year.
	2. Non-Profit Fund Raising. Fund raising activities by tax exempt organizations pursuant to 501(C) of the Federal Revenue and Taxation Code are allowed in non-residential zones with no limitation on the number of occasions and duration.
	3. Events in Assembly Venues. A permit shall not be required for events which occur in theaters, meeting halls or other permanent public assembly facilities.

	B. Temporary Uses Requiring a Temporary Use Permit. Other temporary uses may be permitted pursuant to Chapter 23.28, Temporary Use Permits, subject to the following standards. Additional or more stringent requirements may be established through the Te...
	1. Real Estate Offices. Real estate offices within approved development projects.
	2. Seasonal Sales. The annual sales of holiday related items such as Christmas trees, pumpkins and similar items may be permitted in accordance with the following standards. This Subsection is only applicable to temporary seasonal sales that are not i...
	a. Time Period.
	i. Seasonal sales associated with holidays are allowed up to a month preceding and one week following the holiday. Christmas tree sales are allowed from Thanksgiving Day through December 31st.
	ii. The subject lot shall not be used for seasonal sales more than two times within the calendar year.

	b. The sale of fireworks shall be in compliance with Chapter 19.01, Sale of Safe and Sane Fireworks, of the Municipal Code.
	c. All items for sale, as well as signs and temporary structures, shall be removed within 10 days after the end of sales, and the appearance of the site shall be returned to its original state.
	d. The property shall not be used in such a manner as to create a nuisance due to noise, dust, litter, or other factors.
	e. The City reserves the right to shut down a temporary seasonal sales operation if the operation is posing safety concerns, has become a nuisance, or has violated any requirements of this Section. All costs associated with the removal and/or abatemen...

	3. Circuses and Carnivals. Circuses and carnivals in compliance with Chapter 5.80, Circuses and Carnivals, of the Municipal Code.
	4. Special Events and Sales. Short-term special events and sales, including mobile vendors, may be permitted in accordance with the following standards:
	a. Location. Events and sales are limited to non-residential zones.
	b. Number. No more than six events or sales at one site shall be allowed within any 12-month period.
	c. Duration. The maximum duration of a single event or sale is four consecutive days with a minimum of 14 days between each event.
	d. Temporary Outdoor Sales. Temporary outdoor sales, including, but not limited to, grand opening events, and other special sales events, are also subject to the following standards:
	i. Temporary outdoor sales shall be part of an existing business on the same site.
	ii. Outdoor display and sales areas shall be located on a paved or other approved hard surfaced area on the same lot as the structure(s) containing the business with which the temporary sale is associated.
	iii. Location of the displayed merchandise shall not disrupt the normal circulation of the site, nor encroach upon driveways, pedestrian walkways, or required landscaped areas, or obstruct sight distances or otherwise create hazards for vehicle or ped...



	C. Temporary Uses Requiring a Minor Use Permit. Other temporary events and special events, outdoor sales, and displays may be allowed with the approval of a Minor Use Permit so long as they are not intended to extend longer than one month and they are...



	Article IV:  Administration and Permits
	Chapter 23.23 Planning Authorities
	23.23.010 Purpose
	23.23.020 City Council
	A. Adopt design guidelines pursuant to Chapter 23.26, Design Review.
	B. Consider and adopt, reject, or modify Planned Developments, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.32, Planned Development.
	C. Consider and adopt, reject, or modify Development Agreements, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.33, Development Agreements.
	D. Consider and adopt, reject or modify proposed amendments to the General Plan, Zoning Code, Zoning Map, specific plans, and environmental documents related to any of the foregoing, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Co...
	E. Hear and decide appeals from decisions of the Planning Commission pursuant to Section 23.24.120, Appeals.
	F. Establish, by resolution, a Municipal Fee Schedule listing fees, charges, and deposits for various applications and services provided, pursuant to this Title.
	G. Make environmental determinations on any approvals within to the City Council’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.

	23.23.030 Planning Commission
	A. Approve, modify, or deny Conditional Use Permits and Variances, pursuant to Chapter 23.27, Use Permits, and Chapter 23.30, Variances.
	B. Make recommendations to the City Council on planned developments , pursuant to Chapter 23.32, Planned Development.
	C. Make recommendations to the City Council on development agreements,  pursuant to Chapter 23.33, Development Agreements.
	D. Make recommendations to City Council on proposed amendments to the General Plan, Zoning Code, and Zoning Map, specific plans, and environmental documents, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map.
	E. Hear and decide appeals from decisions of the Community Development Director, Design Review Board, and the City Art in Public Places Committee, pursuant to Section 23.24.120, Appeals.
	F. Hear and decide proposals to revoke permits, pursuant to Section 23.24.110, Revocation of Permits.
	G. Make environmental determinations on any approvals within the Planning Commission’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.
	H. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.040 Design Review Board
	A. Conduct Design Review and approve, modify, or deny land use projects  pursuant to Chapter 23.26, Design Review.

	23.23.050 Community Development Director
	A. Maintain and administer the Zoning Code, including the processing of applications, abatements, and other enforcement actions.
	B. Interpret the Zoning Code as needed for members of the public and other City Departments.
	C. Prepare rules and procedures necessary for conducting the Director’s business. They may include the administrative details of hearings officiated by the Director (e.g., scheduling, rules of procedure, and recordkeeping). These rules and procedures ...
	D. Issue administrative regulations for the submission and review of applications subject to the requirements of Government Code Section 65950, Deadlines for Project Approval Conformance; Extensions.
	E. Conduct Minor Administrative Review pursuant to Chapter 23.25, Minor Administrative Review.
	F. Approve, modify, or deny Minor Use Permits, pursuant to Chapter 23.27, Use Permits.
	G. Approve, modify, or deny Temporary Use Permits, pursuant to Chapter 23.28, Temporary Use Permits.
	H. Approve, modify, or deny a Modification, pursuant to Chapter 23.29, Modifications.
	I. Approve, modify, or deny requests for Reasonable Accommodation for land use projects, pursuant to Chapter 23.31, Reasonable Accommodation.
	J. Approve, modify, or deny requests for Extensions for land use projects, pursuant to Section 23.24.090, Effect, Expiration and Extension.
	K. Decide requests for Minor Revisions to Approved Permits, pursuant to Section 23.24.100, Revisions to an Approved Permit.
	L. Refer items to the Planning Commission where, in their opinion, the public interest would be better served by a Planning Commission public hearing and action.
	M. Determine whether a project is subject to review under the California Environmental Quality Act and notify the applicant if any additional information is necessary to conduct the review.
	N. Make recommendations to the Planning Commission and City Council on all applications, appeals, and other matters upon which they have the authority and the responsibility to act under this Title.
	O. Investigate and report to the Planning Commission on permit violations when the City has initiated revocation procedures, pursuant to Section 23.24.110, Revocation of Permits.
	P. Delegate administrative functions to members of the Planning Division.
	Q. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.060 Summary of Review Authorities for Decisions and Appeals

	Chapter 23.24 Common Procedures
	23.24.010 Purpose
	23.24.020 Application Forms and Fees
	A. Applicant. The owner of property or the owner’s authorized agent. If the application is made by someone other than the owner or the owner’s agent, proof of the right to use and possess the property as applied for , satisfactory to the Community Dev...
	B. Application Materials.
	1. Application Forms. The Director shall prepare and issue application forms and lists that specify the information that will be required from applicants for projects subject to the provisions of this Title.
	2. Supporting Materials. The Director may require the submission of supporting materials  as part of the application, including but not limited to:  statements, photographs, plans, drawings, renderings, models, material samples and other items necessa...
	3. Availability of Materials. All submitted material becomes the property of the City, may be distributed to the public, and shall be made available for public inspection. At any time, upon reasonable request, and during normal business hours, any per...

	C. Multiple Applications.
	1. Concurrent Filing. An applicant for a project which requires more than one permit (e.g., Tree Permit, Conditional Use Permit, and Design Review, etc.), shall file all related applications concurrently, together with all application fees. The concur...
	2. Concurrent Processing. Multiple applications for the same project shall be processed concurrently and shall be reviewed and decided on by the highest review authority designated for any of the applications.

	D. Application Fees.
	1. Fee Schedule. The Council shall adopt by resolution a Municipal Fee Schedule that that establishes fees for each application, informational materials, penalties, copying, and other such items.
	2. Fee Payment. No application shall be deemed complete, and processing shall not commence on any application until all required fees or deposits have been paid.
	3. Fee Waiver. No fee shall be required when the applicant is the City, or if it is waived under any other provision of the Alhambra Municipal Code.
	4. Refund of Fees. Application fees are non-refundable unless otherwise provided for in the Alhambra Municipal Code or by policy of the Council.


	23.24.030 Review of Applications
	A. Initial Completeness Review. The Director, or designee, shall determine whether an application is complete within 30 days of the date the application is filed and required fee received.
	1. Incomplete Application  . If an application is deemed incomplete, the Director or designee shall provide written notification to the applicant listing the applications for permit(s), forms, information, and any additional fees that are necessary to...
	a. Zoning Code Violations. An application shall not be found complete if conditions exist on the site in violation of this Title or any permit or other approval granted in compliance with this Title, unless the proposed project includes the correction...
	b. Submittal of Additional Information. The applicant shall provide the additional information within the time limit specified by the Director, or designee, which shall be no sooner than 30 days.
	c. Appeal of Determination. Determinations of incompleteness are subject to the provisions of Section 23.24.120, Appeals, except there shall be a final written determination on the appeal no later than 60 days after receipt of the appeal.
	d. Expiration of Application. If an applicant fails to correct the specified deficiencies within the specific time limit, the application shall expire and be deemed withdrawn, unless an extension is granted by the Director. After the expiration of an ...

	2. Complete Application. When an application is deemed complete, the Director or designee shall make a written record  of that date. If an application requires a public hearing, the Director shall schedule it and notify the applicant of the date and t...

	B. Referral of Application. At the discretion of the Director, or where otherwise required by this Title, State or Federal law, any application filed in compliance with this Title may be referred to any City department, public agency, or interest grou...
	C. Extensions. The Director may, upon written request from the applicant and for good cause, grant extensions of any time limit for review of applications imposed by this Title.

	23.24.040 Environmental Review
	23.24.050 Public Notice
	A. Mailed Notice. At least 10 days before the date of the public hearing, or the date of action when no public hearing is required, the Director (or the City Clerk for City Council hearings) shall provide notice by First Class mail delivery to the fol...
	1. The applicant, the property owner, and any occupant of the subject property;
	2. All property owners of record within a minimum 300-foot radius of the subject property as shown on the latest available assessment role or a larger radius or geographical boundary if deemed necessary by the Director to provide adequate public notif...
	3. Any person or group who has filed a written request for notice.

	B. Alternative Method for Large Mailings. If the number of owners to whom notice would be mailed or delivered is greater than 1,000, instead of a mailed notice, notice may, at the discretion of the Director, be provided by either of the following meth...
	1. Placing two display advertisements of at least one-fourth page in the newspaper having the greatest circulation within the affected area by the proposed action and in at least one additional newspaper having general circulation within such area at ...
	2. By placing an insert within any generalized mailing sent by the City to property owners in the area affected by the proposed action, such as billings for City services, at least 10 days prior to the hearing.

	C. Posted Notice. At least 10 days before the date of the hearing, the project site shall be posted by the applicant, to the satisfaction of the Community Development Director, with one or more signs describing the project and advertising the public h...
	D. Newspaper Notice. At least 10 days before the date of the public hearing notice shall be published in at least one newspaper of general circulation in the City.
	E. Contents of Notice. Each notice shall include the following information:
	1. The location of the real property, if any, that is the subject of the application;
	2. A general description of the proposed project or action;
	3. The date, time, location, and purpose of the public hearing or the date of action when no public hearing is required;
	4. The identity of the hearing body or officer; and
	5. The location and times at which the complete application and project file, including any environmental review documentation prepared in connection with the application, may be viewed by the public.

	F. Failure to Notify Individual Properties. The validity of the proceedings shall not be affected by the failure of any property owner, resident, or community organization to receive a mailed notice.

	23.24.060 Conduct of Public Hearings
	A. Generally. Hearings shall be conducted pursuant to procedures adopted by the hearing body. Hearings are not required to be conducted according to technical rules relating to evidence and witnesses.
	B. Scheduling. Hearings before the City Council shall be scheduled by the City Clerk. All other hearings shall be scheduled by the Director.
	C. Presentation. An applicant or an applicant’s representative may make a presentation of a proposed project prior to public testimony. The applicant or applicant’s representative is also provided rebuttal time at the end of the public testimony.
	D. Public Hearing Testimony. Any person may appear at a public hearing and submit oral or written evidence, either individually or as a representative of a person or an organization. Each person who appears at a public hearing representing an organiza...
	E. Time Limits. The presiding officer may establish time limits for individual testimony  and require that individuals with shared concerns select one or more spokespersons to present testimony on behalf of those individuals.
	F. Continuance of Public Hearing. The hearing body may by motion continue the public hearing to a fixed date, time and place, or may continue the item to an undetermined date.
	G. Decision. The public hearing shall be closed before a vote is taken.

	23.24.070 Findings and Decision
	A. Date of Action. The review authority shall decide to approve, modify, revoke, or deny any discretionary permit following the close of the public hearing, or if no public hearing is required, within the time period set forth below.  These deadlines ...
	1. Project Exempt from Environmental Review. Within 30 days of the date the City has determined an application to be complete, a determination must be made whether the project is exempt from Environmental Review per State CEQA requirements.
	2. Project for which a Negative Declaration or Mitigated Negative Declaration is Prepared. Within 60 days of the date a Negative Declaration or Mitigated Negative Declaration has been completed and adopted for project approval, the City shall act on t...
	3. Project for which an EIR is Prepared. Within 180 days from the date the review authority certifies a Final EIR, the City shall act on the accompanying discretionary project.

	B. Notice of Action. After the Director or Planning Commission takes any action to approve, modify, or deny an application that is subject to appeal under the terms of this Title, the Director shall issue a Notice of Action. The Notice shall describe ...
	C. Findings. Findings, when required by State law or this Title, shall be based upon consideration of the application, plans, testimony, reports, and other materials that constitute the administrative record and shall be stated in writing in the resol...

	23.24.080 Conditions of Approval
	A. Scope. The scope of approvals includes only those uses and activities proposed in the application, excluding other uses and activities. Unless otherwise specified, the approval of a new use shall terminate all rights and approvals for previous uses...
	B. Conditions. The site plan, floor plans, building elevations, and/or any additional information or representation, whether oral or written, indicating the proposed structure or manner of operation submitted with an application or submitted during th...

	23.24.090 Effect, Expiration, and Extension
	A. Effective Dates. A decision shall be effective on the date of action except as provided below.
	1. Decisions Subject to Appeal. A final decision on an application for any approval subject to appeal shall become effective after the expiration of the 10-calendar day appeal period following the date of action, unless an appeal is filed. In the even...
	2. Amendments to the Zoning Code or Zoning Map. Amendments to the Zoning Ordinance or Zoning Map shall take effect 40 calendar days after the second reading of the ordinance. In the event an effective date lands on a Saturday, Sunday, or any other day...

	B. Expiration. The review authority, in the granting of any permit, may specify a time, consistent with the purposes of the use and necessary to safeguard the public safety, health and welfare, within which the proposed use must be undertaken and acti...
	C. Exercise of Permit.
	1. Exercise of Planning Approval or Permit. A permit for the use of a building or property is exercised when, if required, a valid City business license has been issued, and the permitted use has commenced on the site.
	2. Exercise of Building Permit. A permit for the construction of a building or structure is exercised when a valid City building permit, if required, is issued, and construction has lawfully commenced.

	D. Extensions. The Community Development Director may approve a one-year extension of any permit or approval granted under this Title upon receipt of a written application with the required fee within the time period specified by the review authority,...
	E. Lapse. When a permit has been exercised, it shall remain valid and in force unless the use or structure authorized by the permit is removed from the site for a period greater than 12 consecutive months, or is abandoned or discontinued for a period ...

	23.24.100 Revisions to an Approved Permit
	A. Minor Revisions. The Community Development Director may approve minor revisions to approved plans and permits that are consistent with the original findings and conditions approved by the Review Authority, do not expand the approved floor area by m...
	B. Major Revisions. A request for revisions to conditions of approval of a discretionary permit, a revision to an approved site plan or building plan that would affect a condition of approval, or a revision that would intensify a potential impact of t...

	23.24.110 Revocation of Permits
	A. Initiation of Proceeding. Revocation proceedings may be initiated by Director.
	B. Public Notice, Hearings, and Action. After conducting a duly-noticed public hearing, the Planning Commission shall act on the proposed revocation, pursuant to Chapter 23.24, Common Procedures.
	C. Required Findings. The Planning Commission may revoke or modify the permit if it makes any of the following findings:
	1. The approval was obtained by means of fraud or misrepresentation of a material fact;
	2. The use, building, or structure has been substantially expanded beyond what is set forth in the permit or substantially changed in character;
	3. The use in question has ceased to exist or has been suspended for 12 months or more;
	4. There is or has been a violation of or failure to observe the terms or conditions of approval, or the use has been conducted in violation of the provisions of this Title, or any applicable local or State law or regulation; or
	5. The use has been conducted in a manner detrimental to the public safety, health and welfare, or to be a nuisance.

	D. Notice of Action. Following Planning Commission action to revoke or modify a permit, the Director shall issue a Notice of Action within five days. The Notice shall describe the Commission’s action with its findings. The Director shall mail notice t...

	23.24.120 Appeals
	A. Applicability . Any action by the Planning Commission or Community Development Director in the administration or enforcement of the provisions of the Zoning Ordinance may be appealed in accordance with this Section.
	1. Appeals of City Art in Public Places Committee. Decisions of the City Art in Public Places Committee regarding development obligations may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	2. Appeals of Community Development Director Decisions. Decisions of the Community Development Director may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	3. Appeals of Design Review Board Decisions. Decisions of the Design Review Board may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	4. Appeals of Planning Commission Decisions. Decisions of the Planning Commission may be appealed to the City Council by filing a written appeal with the City Clerk.

	B. Rights of Appeal. Appeals may be filed by the applicant, the owner of the subject property, or any other person aggrieved by a decision that is subject to appeal under the provisions of the Zoning Code.
	C. Time Limits. Unless otherwise specified in State or federal law, all appeals shall be filed in writing within 10 calendar days of the date which the action was taken. In the event an appeal period ends on a Saturday, Sunday, or any other day the Ci...
	D. Procedures.
	1. Filing.
	a. An appeal shall be filed on a form specified by the Community Development Director and accompanied by the applicable fees. Each appeal shall be accompanied by a filing fee, as established in the Municipal Fee Schedule;
	b. The appeal shall state specifically why a determination or interpretation is not in accordance with the purposes of this Zoning Code, where there was an error or abuse of discretion, where the record includes inaccurate information, or how a decisi...

	2. Proceedings Stayed by Appeal. The timely filing of an appeal shall stay all proceedings in the matter appealed, including the issuance of City building permits and business licenses.
	3. Transmission of Record. The Community Development Director, or in the case of appeals to the City Council, City Clerk, shall schedule the appeal for consideration by the authorized hearing body on the next available agenda. The Director shall forwa...
	4. Public Notice and Hearing. Public notice shall be provided pursuant to Section 23.24.050, Public Notice, and a public hearing shall be provided pursuant to Section 23.24.060, Conduct of Public Hearings. Notice of the hearing shall also be given to ...
	5. Discussion. The discussion of the appeal shall be limited during the public hearing to only those items raised on the appeal application, except as follows:
	a. New items, not identified on the appeal application form, may only be discussed if the appellant demonstrates to the satisfaction of the review authority on the appeal, that:
	i. The new items are based on information that was not known or readily available at the time the appeal was filed; and
	ii. The items do not involve issues that could have been, but were not raised at the original hearing.

	b. The determination of whether the new items will be discussed during the hearing shall be made by the review authority on the appeal and shall be final and binding.

	6. Action. An action to grant an appeal shall require a majority vote of the appeal body members. A tie vote shall have the effect of rejecting the appeal.


	23.24.130 Interpretations and Determinations
	23.24.140 Duty to Indemnify and Defend the City
	23.24.150 Enforcement
	A. Purpose. This Section establishes the responsibilities of various departments, officials and public employees of the City to enforce the requirements of this Title and establishes uniform procedures the City will use to identify, abate, remove, and...
	B. Enforcement. All departments, officials, and public employees of the City vested with the duty or authority to issue permits or licenses shall conform to the provisions of this Title, and shall issue no permit or license for uses, buildings or purp...
	1. The Department of Community Development shall be responsible for monitoring and enforcing the conditions of approval and standards imposed on all land use entitlements granted by the City and this Title. Any use which is established, operated, erec...

	C. Public Nuisance. Any building, structure, or planting set up, erected, constructed, altered, enlarged, converted, moved, or maintained contrary to the provisions of this Title, any use of any land, building, or premises established, conducted, oper...


	Chapter 23.25 Minor Administrative Review
	23.25.010 Purpose
	23.25.020 Applicability
	A. Exceptions. Minor Administrative Review is not required for the continuation of previously approved or permitted uses and structures or uses and structures that are not subject to any building or zoning regulations.

	23.25.030 Review Authority
	23.25.040 Application
	23.25.050 Determination

	Chapter 23.26 Design Review
	23.26.010 Purpose
	A. Promote excellence in site planning and design and the harmonious appearance of buildings and sites;
	B. Ensure that new and altered uses and development will be compatible with the existing and potential development of the surrounding area; and
	C. Supplement other City regulations and standards in order to ensure control of aspects of design that are not otherwise addressed.

	23.26.020 Applicability
	A. Residential Zones. All new uses and structures  within a Residential Zone, including all two-story, second-story or multi-story additions  except as follow:
	1. An alteration or enlargement of an existing dwelling unit which increases the floor area of the dwelling by not more than 50 percent, except second story additions as noted above.
	2. An alteration or enlargement of a garage or carport.

	B. Nonresidential Zones.
	1. New buildings or structures.
	2. Enlargement of an existing building or structure.
	3. Uniform sign plans for multi- tenant buildings.
	4. Exterior alterations visible from a public street and requiring a Building Permit.
	5. Exterior color changes.


	23.26.030 Review Authority
	23.26.040 Application and Processing
	A. Application. Applications for Design Review shall be filed with the Planning Division on the prescribed application forms in accordance with the procedures in Section 23.24.020, Application Forms and Fees.
	B. Timing of Submittal. When a development project requires a Use Permit, Variance, or any other discretionary approval, the Design Review application shall be submitted as a part of the application for the underlying permit, Use Permit, or Variance.
	C. Determination. Within 30 days after a Design Review application is accepted as complete for processing, the Design Review Board shall consider the application and approve, disapprove or conditionally approve the plan in accordance with Alhambra Mun...

	23.26.050 Public Hearing
	23.26.060 Scope of Design Review
	A. Building proportions, massing, and architectural details;
	B. Site design, orientation, location, and architectural design of buildings relative to existing structures on or adjacent to the property, topography, and other physical features of the natural and built environment;
	C. Size, location, design, development, and arrangement of on-site parking and other paved areas;
	D. Exterior materials and color as they relate to each other, to the overall appearance of the project, and to surrounding development;
	E. Height, materials, design, fences, walls, and screen plantings;
	F. Location, design, and type of landscaping, including selection and size of plant materials, and hardscape; and
	G. Size, location, design, color, lighting, and materials of all signs.

	23.26.070 Design Review Criteria
	23.26.080 Appeals; Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Design Review decisions are subject to the appeal provisions of Section 23.24.120, Appeals.
	B. Expiration, Extensions and Revisions. Design Review approval is effective and may only be extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Design Review approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.27 Use Permits
	23.27.010 Purpose
	23.27.020 Applicability
	23.27.030 Review Authority
	A. Conditional Use Permits. The Planning Commission shall act as the review authority for Conditional Use Permits based on consideration of the requirements of this Chapter.
	B. Minor Use Permits. The Community Development Director shall act as the review authority for Minor Use Permits based on consideration of the requirements of this Chapter. The Director may refer any application for a Minor Use Permit for a project th...

	23.27.040 Application
	23.27.050 Public Notice and Hearing
	A. Conditional Use Permits. All applications for Conditional Use Permits require public notice and hearing before the Planning Commission pursuant to Chapter 23.24, Common Procedures.
	B. Minor Use Permits. All applications for Minor Use Permits require public notice pursuant to Section 23.24.050, Public Notice. A hearing on a Minor Use Permit shall occur only when a hearing is requested by the applicant or other interested person(s...

	23.27.060 Required Findings
	A. The  proposed use is allowed within the applicable zone and complies with all other applicable provisions of this Title and all other titles of the Alhambra Municipal Code;
	B. The proposed use is consistent with the General Plan and any applicable specific plan;
	C. The proposed use will not be averse to the public health, safety, or general welfare of the community, nor detrimental to surrounding properties or improvements;
	D. The proposed use complies with any design or development standards applicable to the zone or the use in question, unless waived or modified pursuant to the provisions of this Title;
	E. The design, location, size, and operating characteristics of the proposed activity are compatible with the existing and reasonably foreseeable future land uses and circulation in the vicinity; and
	F. The site is physically suitable for the type of the use being proposed, including access, utilities, and the absence of physical constraints.

	23.27.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purpose of the zone in which the project is located;
	C. Achieve the findings for a Use Permit listed in Section 23.27.060, Required Findings; or;
	D. Mitigate any potentially significant impacts identified because of environmental review conducted in compliance with the California Environmental Quality Act.

	23.27.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Use Permit decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Use Permit approvals may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Use Permit approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.28 Temporary Use Permits
	23.28.010 Purpose
	23.28.020 Review Authority
	23.28.030 Application
	23.28.040 Required Findings
	A. That the operation of the requested use at the location proposed and within the time period specified will not jeopardize, endanger or otherwise constitute a menace to the public health, safety or general welfare;
	B. That the proposed site is adequate in size and shape to accommodate the temporary use;
	C. That the proposed safe is adequately served by streets or highways having sufficient width and improvements to accommodate the kind and quantity of traffic that such temporary use will or could reasonably generate;
	D. That adequate temporary parking to accommodate vehicular traffic to be generated by such use will be available either on-site or at alternate locations acceptable to the Director;
	E. That the use would not jeopardize the public peace, safety or general welfare, or be injurious or detrimental to properties adjacent to, or in the vicinity of, the proposed location of the activity.

	23.28.050 Conditions of Approval
	A. Provision of temporary parking facilities, including vehicular access and egress.
	B. Regulation of nuisance factors such as, but not limited to, the prevention of glare or direct illumination of adjacent properties, noise, vibrations, smoke, dust, dirt, odors, gases, and heat.
	C. Regulation of temporary buildings, structures and facilities, including placement, height and size, location of equipment and open spaces, including buffer areas and other yards.
	D. Provision of sanitary and medical facilities.
	E. Provision of solid waste collection and disposal.
	F. Provision of security and safety measures.
	G. Regulation of signs.
	H. Regulation of operating hours and days, including limitation of the duration of the temporary use to a shorter time period than that requested.
	I. Submission of a performance bond or other surety devices to ensure that any temporary facilities or structures used for such proposed temporary use will be removed from the site within a reasonable time following the event and that the property wil...
	J. Submission of a site plan indicating any information required by this Chapter.
	K. Requirement that the approval of the Temporary Use Permit is contingent upon compliance with applicable provisions of other ordinances.
	L. Such other conditions which will ensure the operation of the proposed temporary use in an orderly and efficient manner and in accord with the intent and purpose of this Chapter.


	Chapter 23.29 Modifications
	23.29.010 Purpose
	23.29.020 Applicability
	A. Height, Yard, and Lot Area. Relief from height, yard, and lot area requirements, not to exceed 20 percent of the requirement.
	B. Fence, wall or hedge height requirements.

	23.29.030 Review Authority
	A. Concurrent Processing. If a request for a Modification is being submitted in conjunction with an application for another approval, permit, or entitlement that requires Planning Commission action, it shall be heard and acted upon at the same time an...

	23.29.040 Application
	23.29.050 Public Notice
	23.29.060 Required Findings
	A. There are no alternatives to the requested modification that could provide an equivalent level of benefit to the applicant with less potential detriment to surrounding owners and occupants or to the public; and
	B. The granting of the requested modification would not be detrimental to the health or safety of the public or the occupants of the property or result in a change in land use or density that would be inconsistent with the requirements of this Title.

	23.29.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purposes of the zone in which the project is located;
	C. Achieve the findings for a Modification granted; or
	D. Mitigate any potentially significant impacts identified because of review conducted in compliance with the California Environmental Quality Act (CEQA).

	23.29.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Modification decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Modifications may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Modification approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.30 Variances
	23.30.010 Purpose
	23.30.020 Applicability
	23.30.030 Review Authority
	23.30.040 Application
	23.30.050 Public Notice and Hearing
	A. Public Notice. An application for a Variance shall require a public notice prior to the Planning Commission decision, pursuant to Section 23.24.050, Public Notice.
	B. Public Hearing. An application for a Variance shall require a public hearing before the Planning Commission, pursuant to Section 23.24.060, Conduct of Public Hearings.

	23.30.060 Required Findings
	A. There are special circumstances or conditions applicable to the property, including size, shape, topography, location or surroundings, and the strict application of this Title to the property deprives the property of privileges enjoyed by other pro...
	B. The granting of the application will not be detrimental or injurious to property or improvements in the vicinity, and will not be detrimental to the public health, safety, general welfare or convenience; and
	C. The granting of the Variance will be consistent with the general purposes and objectives of this Title, any applicable specific plans, and the General Plan.

	23.30.070 Conditions of Approval
	23.30.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Variance decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Variances may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Variance approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.31 Reasonable Accommodation
	23.31.010 Purpose
	23.31.020 Applicability
	A. A request for Reasonable Accommodation may be made by any person with a disability, their representative, or any other entity, when the application of zoning law or other land use regulation, policy, or procedure acts as a barrier to fair housing o...
	B. A person with a disability is a person who has a physical or mental impairment that limits or substantially limits one or more major life activities, anyone who is regarded as having this type of impairment, or anyone who has a record of this type ...
	C. A request for Reasonable Accommodation may include a change or exception to the practices, rules, and standards for the development, siting, and use of housing or housing-related facilities that would eliminate regulatory barriers and provide a per...

	23.31.030 Notice of Availability
	23.31.040 Review Authority
	23.31.050 Application
	A. A description of how the property will be used by the disabled individual(s);
	B. The basis for the claim that the Fair Housing Laws apply to the individual(s) and evidence satisfactory to the Director supporting the claim, which may include a letter from a medical doctor or other licensed health care professional, a handicapped...
	C. The specific reason the requested accommodation is necessary to make particular housing available to the disabled individual(s); and
	D. Verification by the applicant that the property is the primary residence of the person for whom reasonable accommodation is requested.

	23.31.060 Procedures
	23.31.070 Required Findings
	A. The parcel and/or housing, which is the subject of the request for reasonable accommodation, will be used by an individual protected under the Fair Housing Laws.
	B. The request for reasonable accommodation is necessary to make specific housing available to one or more individuals protected under the Fair Housing Laws.
	C. The requested reasonable accommodation will not impose an undue financial or administrative burden on the City.
	D. The requested accommodation will not require a fundamental alteration of the zoning or building laws, policies and/or other procedures of the City.

	23.31.080 Conditions of Approval
	23.31.090 Appeals, Expiration, Extensions, and Revisions
	A. Appeals. Reasonable Accommodation decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Reasonable Accommodations may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures. A Reasonable Accommodation shall terminate if the accommodation is no longer required, or...


	Chapter 23.32 Planned Development
	23.32.010 Purpose
	23.32.020 Applicability
	23.32.030 Procedures
	A. Review Authority. A PD Overlay District  must be adopted by the City Council. A public hearing before the Planning Commission is required prior to City Council review; and the Planning Commission shall make a recommendation to the City Council.
	B. Review Procedures.
	1. PD Overlay District. An application for a PD Overlay District shall be processed as an amendment to the Zoning Map, according to the procedures of Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map, and shall include a PD Pl...
	2. PD Plan. The PD Plan shall be processed in the same manner as a Conditional Use Permit application, pursuant to Chapter 23.27, Use Permits, except the City Council shall be the review authority.
	3. Tentative Subdivision Map. When a PD requires the submission of a tentative subdivision map, this map and all supporting documents shall be prepared and submitted concurrently with the application of the PD.

	C. Initiation. An application for a PD Overlay District may be initiated by any qualified applicant identified in Section 23.24.020, Application Forms and Fees, the Community Development Director, or by a motion of the City Council or Planning Commiss...
	D. Application Contents. A qualified applicant shall apply for a PD Overlay District on a form prescribed by the Planning Division accompanied by the required fee. The Planning Division may require an applicant to submit additional information and sup...

	23.32.040 Required Findings
	A. The proposed development is consistent with the General Plan and any applicable specific plan, including the density and intensity limitations that apply;
	B. The subject site is physically suitable for the type and intensity of the land use being proposed;
	C. Adequate transportation facilities and public services exist or will be provided in accord with the conditions of development plan approval, to serve the proposed development; and the approval of the proposed development will not result in a reduct...
	D. The proposed development will not have a substantial adverse effect on surrounding land uses and will be compatible with the existing and planned land use character of the surrounding area;
	E. The development generally complies with applicable adopted design guidelines; and
	F. The proposed development is demonstratively superior to the development that could occur under the standards applicable to the underlying base zoning district, and will achieve superior community design, environmental preservation and/or substantia...

	23.32.050 Conditions
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies that the City has adopted;
	B. Achieve the general purposes of this Title or the specific purpose of the zoning district in which the project is located;
	C. Achieve the findings listed above; or
	D. Mitigate any potentially significant impacts identified as a result of review conducted in compliance with the requirements of the California Environmental Quality Act.

	23.32.060 Expiration and Extension
	A. Expiration.
	1. PD Plan. A PD Plan shall expire two years after the effective date unless actions specified in the conditions of approval have been taken, or a building permit has been issued and construction diligently pursued. An approved PD Plan may specify a d...
	2. Tentative Subdivision Map. Where a tentative subdivision map has been approved in conjunction with a PD Plan, the PD Plan shall expire upon the expiration of the tentative map.
	3. Phased Development. If the applicant intends to develop the project in phases, and the Review Authority approves phased development, the PD Plan shall remain in effect so long as not more than one-year lapses between the end of one phase and the be...

	B. Extension. The Community Development Director may approve extensions of time for PD Plans, including those approved by the Planning Commission or City Council, in accordance with the following:
	1. Such extensions shall be approved only when it is found that the circumstances under which the permits were granted have not substantially changed.
	2. Such extensions shall be approved for not more than two years.


	23.32.070 Amendments of Approved Plans
	A. Amended Plans. Amendments to a PD Overlay District or PD Plan may be requested by the applicant or its successors. Amendments to the approved Plan shall be classified as major or minor amendments. Upon receipt of an amendment application, the Commu...
	B. Major Amendments. Major Amendments to an approved PD Overlay District or PD Plan shall be considered by the City Council at a duly noticed public hearing. An amendment will be deemed major if it involves one or more of the following changes.
	1. A change in the boundary of the PD Overlay District;
	2. An increase or decrease in the number of dwelling units for the PD Overlay District that is greater than the maximum or less than the minimum stated in the PD Plan;
	3. An increase or decrease in the floor area for any non-residential land use that results in the floor area exceeding the minimum or maximum stated in the PD Plan;
	4. Any change in land use or density that is likely to negatively impact or burden public facilities and utilities infrastructure;
	5. Any change in land use or density that is likely to negatively impact or burden circulation adjacent to the PD Overlay District or to the overall major street system; or
	6. Any other proposed change to the PD Plan or the conditions of approval that substantively alters one or more of its components as determined by the Community Development Director.

	C. Minor Amendments. Amendments not meeting one or more of the criteria listed in 23.32.070.B above shall be considered minor if they are consistent with and would not change any original condition of approval. Minor Amendments may be approved by the ...


	Chapter 23.33 Development Agreements
	23.33.010 Purpose
	23.33.020 Applicability
	A. The City incorporates by reference the provisions of Government Code Sections 65864-65869.5. In the event of any conflict between those statutory provisions and this Chapter, the statutes shall control.
	B. A Development Agreement may be considered for a proposed development that will require a developer to make a substantial investment at the early stages of the project for planning and engineering for the entire project and for public facilities and...

	23.33.030 Application
	23.33.040 Public Notice and Hearing
	A. Planning Commission.
	1. Notice. Public notice of hearings by the Planning Commission for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to ...
	2. Hearing. The Planning Commission shall conduct a public hearing for making recommendations to the City Council in conformance with the provisions of Section 23.24.060, Conduct of Public Hearings.
	3. Recommendation to Council. Following the public hearing, the Planning Commission shall make a written recommendation on the proposed Development Agreement. The Director shall transmit the Planning Commission’s written recommendation and complete re...

	B. City Council.
	1. Notice. Public notice of hearings by the City Council for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to provide...
	2. Hearing. After receiving the report from the Planning Commission but no later than the time specified by Section 65943 of the Government Code, the City Council shall hold a public hearing in conformance with the provisions of Section 23.24.060, Con...
	3. Decision. After the City Council completes the public hearing, the City Council shall approve, modify, or deny the Development Agreement. Approval of a Development Agreement shall be by ordinance. The ordinance shall refer to and incorporate by ref...


	23.33.050 Required Findings

	Chapter 23.34 Amendments to the General Plan, Zoning Text, and Zoning Map
	23.34.010 Purpose
	A. Amendments to the General Plan, to address changes in State or Federal law and problems and opportunities that were unanticipated at the time of adoption or the last amendment; and
	B. Amendments to the Zoning Code and Zoning Map, whenever the public necessity, convenience, general welfare, or good practice justify such amendment, consistent with the General Plan.

	23.34.020 Applicability
	A. All proposals to change the text of the General Plan and the maps that illustrate the application of its provisions; and
	B. All proposals to change the text of this Zoning Code or to revise a zone or boundary line shown on the Zoning Map.

	23.34.030 Review Authority
	23.34.040 Initiation of Amendment
	23.34.050 Procedures
	A. Application. A qualified applicant shall submit an application accompanied by the required fee, pursuant to Chapter 23.24, Common Procedures. The Community Development Director may require an applicant to submit such additional information and supp...
	B. Staff Report. The Community Development Director shall prepare a report and recommendation to the Planning Commission on any amendment application. The report shall include, but is not limited to, a discussion of how the proposed amendment meets th...
	C. Public Hearing and Notice. All Amendments to the General Plan, Zoning Code , and Zoning Map shall be referred to the Planning Commission, which shall conduct at least one public hearing on any proposed amendment. At least 10 days before the date of...

	23.34.060 Planning Commission Hearing and Recommendation
	A. Planning Commission Hearing. Before submitting a recommendation report to the City Council, the Planning Commission shall conduct at least one public hearing in accordance with Section 23.24.060, Conduct of Public Hearings.
	B. Recommendation to City Council. Following the public hearing, the Planning Commission shall make a recommendation on the proposed amendment to the City Council. Such recommendation shall include the reasons for the recommendation, findings related ...

	23.34.070 City Council Hearing and Action
	A. City Council Hearing. After receiving the recommendation from the Planning Commission, the City Council shall hold a hearing in accordance with Section   23.24.060, Conduct of Public Hearings. The notice for the hearing shall include the Planning C...
	B. City Council Action. After the conclusion of the hearing, the City Council may approve, modify, or deny the proposed amendment. If the Council proposes any substantial revision not previously considered by the Planning Commission during its hearing...

	23.34.080 General Plan Consistency Required for Zoning Amendments


	Article V:  Terms and Definitions
	Chapter 23.35 Use Classifications
	23.35.010 Residential Uses
	23.35.020 Public/Semi-Public Uses
	23.35.030 Commercial Uses
	23.35.040 Industrial Uses
	23.35.050 Transportation, Communication, and Utility Uses

	Chapter 23.36 Definitions
	23.36.010 “A” Terms.
	A. Abutting. Having a common boundary.
	B. Access. The place or way through which pedestrians and/or vehicles must have safe, adequate, and usable ingress and egress to a property or use.
	C. Accessory Building. See “Building, Accessory”.
	D. Accessory Structure. See “Structure, Accessory”.
	E. Accessory Use. See “Use, Accessory”.
	F. Adjacent. Directly abutting, having a common boundary or property line, or contiguous to.
	G. Adjoining. See “Abutting”.
	H. Agent or Authorized Agent. Any person who can show certified written proof that they are representing and acting in the place of another person or individual.
	I. Aggrieved Person. Any person who, in person or through a representative, appeared at a City public hearing in conjunction with a decision or action appealed or who, by other appropriate means prior to a hearing, informed the local government of the...
	J. Alley. A public or private way, other than a street, which is designated as an alley by the City, reserved primarily for secondary vehicular access to abutting lots.
	K. Alteration. Any change, addition, or modification that changes the exterior architectural appearance or materials of a structure or object. Alteration includes changes in exterior surfaces, changes in materials, additions, remodels, demolitions, an...
	L. Apartment Unit. One or more rooms with private bath and kitchen facilities comprising an independent rental unit.
	M. Applicant. The person, partnership, corporation, or state or local government agency applying for a permit, certificate, zoning approval, or other entitlement.
	N. Architectural Feature. An exterior building feature, including a roof, walls, windows, doors, porches, posts, pillars, recesses or projections, and exterior articulation or walls, and other building surfaces.
	O. Assessed Value. The value as shown on the current equalized assessment role in effect of the time of the making of the determination of the assessed value.
	P. Assessor. The Tax Assessor of the County of Los Angeles.
	Q. Attached Building or Structure. See “Building, Attached” and “Structure, Attached”.
	R. Awning. A roof-like cover that projects from the wall of a building for the purpose of shielding a doorway or window from the elements.

	23.36.020 “B” Terms.
	A. Balcony. A platform that projects from the wall of a building 30 inches or more above grade that is accessible from the building’s interior, is not accessible from the ground, and is not enclosed by walls on more than three sides.
	B. Basement. The portion of building between the floor and ceiling which has more than 50 percent below the natural or finished grade of the exterior ground surface.
	C. Bedroom. Any room having the potential of being a bedroom and meeting the standards of the Building Code as a sleeping room.
	D. Block. All property fronting on one side of a street between an intersection and intercepting streets or between a street and a waterway, dead-end street, major easement or right-of-way, or unsubdivided land. An intercepting street shall only deter...
	E. Breezeway. A structure with two sides open which connects two buildings.
	F. Buffer. An open area or barrier used to separate potentially incompatible activities and/or development features; for example, a required setback to separate an area of development from environmentally sensitive habitat, to reduce or eliminate the ...
	G. Building. Any structure having a roof supported by columns or walls and intended for the shelter, housing, or enclosure of persons, animals or property of any kind.
	1. Building, Accessory. A detached, subordinate building used only as incidental to the principal building, structure, or use on the same lot.
	2. Building, Attached. A building which has a common wall with another building or structure.
	3. Building, Detached. A building which does not have a common wall with another building or structure.
	4. Building, Nonconforming. A building, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Building, Principal. A building in which a principal use of the parcel on which it is located is conducted.

	H. Building Code. Any ordinance or regulations of the City governing the type and method of construction of buildings and structures, including sign structures and any amendments thereto and any substitute therefor including, but not limited to, the C...
	I. Building Face. The general outer surface of the structure or walls of a building. Where bay windows or pillars project beyond the walls, the outer surface of the windows or pillars is considered to be the face of the building.
	J. Building Footprint. See “Footprint”.
	K. Building Frontage. See “Frontage, Building”.
	L. Building Height. See “Height”.
	M. Building Site. A lot or parcel of land occupied or to be occupied by a building or group of buildings.

	23.36.030 “C” Terms.
	A. California Environmental Quality Act (CEQA). Public Resources Code §§21000, et seq. or any successor statute and regulations promulgated thereto (14 California Code of Regulations §§15000, et seq.) that require public agencies to document and consi...
	B. Camper. As defined in the California Vehicle Code.
	C. Canopy. A roofed shelter projecting over a sidewalk, driveway, entry, window, or similar area that may be wholly supported by a building or may be wholly or partially supported by columns, poles, or braces extending from the ground.
	D. Carport. An accessible and usable covered space enclosed on not more than two sides, designed, constructed, and maintained for the parking or storage of one or more motor vehicles.
	E. Cellar. See “Basement”.
	F. Change of Use. The replacement of an existing use on a site, or any portion of a site, by a new use, or a change in the type of an existing use; does not include a change of ownership, tenancy, or management associated with a use for which the prev...
	G. City. The City of Alhambra.
	H. City Council. The City Council of the City of Alhambra.
	I. Clerk. The City Clerk of the City of Alhambra.
	J. Commercial Vehicle. Defined in the California Vehicle Code. Pickup trucks and vans not exceeding one-ton rated capacity and which are used primarily for private noncommercial purposes are not considered commercial vehicles.
	K. Commission. See “Planning Commission”.
	L. Common Area. The entire project area, excepting all units or areas granted or reserved for the exclusive occupancy of a tenant and/or condominium unit owner.
	M. Community Apartment Project. Development of real property in which an undivided interest in the land is coupled with the right to the exclusive occupancy of a designated apartment located thereon and which is legally defined by applicable State law.
	N. Community Development Director. The Community Development Director of the City of Alhambra or their designee.
	O. Compatible. That which is harmonious with and will not adversely affect surrounding buildings and/or uses.
	P. Condition of Approval. A performance standard, required change in a project, environmental mitigation measure, or other requirement imposed by the decision-making body to alter or modify a project in any manner from the description in the applicati...
	Q. Conditional Use. A use that is generally compatible with other uses permitted in a zone, but that requires individual review of its location, design, configuration, and intensity and density of use and structures, and may require the imposition of ...
	R. Conditionally Permitted. Permitted subject to approval of a Use Permit.
	S. Condominium. A building or group of buildings in which units are owned individually and the structure, common areas, and facilities are owned by all the owners on a proportional, undivided basis and which is legally defined by applicable State law.
	T. Condominium Association. The association which administers and maintains the common property and common elements of a condominium and which is legally defined by applicable State law.
	U. Conversion Project. The conversion of apartment units into condominiums, community apartments, or stock cooperatives.
	V. County. The County of Los Angeles.

	23.36.040 “D” Terms.
	A. Deck. A platform, either freestanding or attached to a building that is supported by pillars or posts.
	B. Demolition. The intentional destruction and removal of 50 percent or more of the enclosing exterior walls and 50 percent of the roof of any structure.
	C. Density. The number of dwelling units per acre of land.
	D. Detached Building. “See Building, Detached”.
	E. Detached Structure. “See Structure, Detached”.
	F. Development. Any manmade change to improved or unimproved real estate, including but not limited to the division of a parcel of land into two or more parcels; the construction, reconstruction, conversion, structural alteration, relocation, or enlar...
	G. Development Agreement. An agreement between the City and any person having a legal or equitable interest in real property for the development of such property, and which complies with the applicable provisions of the Government Code for such develo...
	H. Development Permit. Any permit issued by the city for the construction of real property improvements. Development permits include grading permits, encroachment permits, use permits, tentative maps, planned development permits and building permits. ...
	I. Director. The Community Development Director of the City of Alhambra or their designee.
	J. District. See “Zone”.
	K. Driveway. An accessway that provides direct vehicular access for vehicles between a street and the parking or loading facilities located on an adjacent property.
	L. Dwelling Unit. One or more rooms designed, occupied, or intended for occupancy as separate living quarters, with full cooking, sleeping, and bathroom facilities for the exclusive use of a single household.

	23.36.050 “E” Terms.
	A. Easement. A portion of land created by grant or agreement for specific purpose; an easement is the right, privilege or interest which one party has in the land of another.
	B. Effective Date. The date on which a permit or other approval becomes enforceable or otherwise takes effect, rather than the date it was signed or circulated.
	C. Electrical Code. Any ordinance of the City regulating the alteration, repair, and the installation and use of electricity or electrical fixtures.
	D. Emergency. A sudden unexpected occurrence demanding immediate action to prevent or mitigate loss or damage to life, health, property, or essential public services.
	E. Emergency Vehicle. A self-propelled vehicle or trailer used in the discharge of duties of public districts, agencies or departments, or privately-owned public utilities responsible for fire prevention and control, policing, sanitation, sewerage, dr...
	F. Environmental Impact Report (EIR). An Environmental Impact Report as required under the California Environmental Quality Act (CEQA).
	G. Environmental Review. An evaluation process pursuant to CEQA to determine whether a proposed project may have a significant impact on the environment.
	H. Equipment. Non-vehicular items such as, but not limited to, boats, campers, camper shells, tents and related camping supplies, tools, machinery, aircraft, barrels, drums, large cans or containers and parts related to these items.
	I. Erect. To build, construct, attach, hang, place, suspend, or affix to or upon any surface. Such term also includes the painting of wall signs.
	J. Explosives. Any explosive substance as defined in Cal. Health & Safety Code §12000.

	23.36.060 “F” Terms.
	A. Façade. The exterior wall of a building exposed to public view or that wall viewed by persons not within the building.
	B. Family. One or more persons living together in a single household unit, with common access to, and common use of, all living and eating areas and all areas and facilities for the preparation and storage of food; who share living expenses, including...
	C. Feasible. Capable of being accomplished in a successful manner within a reasonable period of time, taking into account economic, environmental, social, and technological factors.
	D. Fence. Any horizontal or vertical structural device forming a physical barrier intended to enclose areas, separate properties, retain soil materials, and provide security; or as defined by the Building Official. Fences may also be walls, hedges, an...
	E. Firearms. Any device designed to be used as a weapon or modified to be used as a weapon, from which a projectile is expelled through a barrel by the force of an explosion or other form of combustion.
	F. Floor Area. The total horizontal area of all floors below the roof and within the outer surface of the walls of a building or other enclosed structure unless otherwise stipulated. See also Subsection 23.02.030.E, Determining Floor Area.
	G. Floor Area Ratio (FAR). The ratio of the total floor area of all buildings on a lot to the lot area or building site area. See also Subsection 23.02.030.F, Determining Floor Area Ratio.
	H. Foot-Candle. A quantitative unit of measure for luminance. One foot-candle is equal to the amount of light generated by one candle shining on one square foot surface located one foot away. It is equal to one lumen uniformly distributed over an area...
	I. Footprint. The horizontal area, as seen in plan view, of a building or structure, measured from the outside of exterior walls and supporting columns, and excluding eaves. See also Subsection 23.02.030.G, Determining Lot Coverage.
	J. Freeway. A multilane State or Interstate highway for through traffic with full control of access and with grade separations at all intersections and railroad crossings, and to which highway the owners of abutting lands have no right of easement or ...
	K. Frontage, Building. The face of a building that is parallel to or is at a near parallel angle to a street.
	L. Frontage, Street. That portion of a lot or parcel of land that borders a public street. Street frontage shall be measured along the common lot line separating said lot or parcel of land from the public street, highway, or parkway.

	23.36.070 “G” Terms.
	A. Garage. An accessory structure or portion of a principal structure, enclosed on three or more side and containing accessible and usable enclosed space designed, constructed, and maintained for the parking and storage of one or more motor vehicles.
	B. General Plan. The General Plan of the City of Alhambra.
	C. Glare. The effect produced by a light source within the visual field that is sufficiently brighter than the level to which the eyes are adapted, such as to cause annoyance, discomfort, or loss of visual performance and ability.
	D. Government Code. The Government Code of the State of California.
	E. Grade. The location of the ground surface.
	1. Grade, Existing or Natural. Ground elevation prior to any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.
	2. Grade, Finished. Final ground elevation after the completion of any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.

	F. Grading. Any stripping, cutting, filling, or stockpiling of earth or land, including the land in its cut or filled condition.
	G. Ground Floor. The first floor of a building other than a basement that is closest to finished grade.

	23.36.080 “H” Terms.
	A. Hazardous Materials. Any material, including any substance, waste, or combination thereof, which because of its quantity, concentration, or physical, chemical, or infectious characteristics may cause, or significantly contribute to, a substantial p...
	B. Heat. Thermal energy of a radioactive, conductive, or convective nature.
	C. Height. The vertical distance from a point on the ground below a structure to a point directly above. See also Subsection 23.02.030.C, Measuring Height.
	D. Home Occupation. A commercial use conducted on residential property by the inhabitants of the subject residence, which is incidental and secondary to the residential use of the dwelling.
	E. Household. See “Family.”

	23.36.090 “I” Terms.
	A. Illegal Use. Any use of land or building that does not have the currently required permits, and was originally constructed and/or established without permits or approvals required for the use at the time it was brought into existence.
	B. Improvement. An object affixed to the ground other than a structure.
	C. Impervious Surface. Any surface or natural material that does not allow for the passage of water through the material and into the underlying soil.
	D. Incidental Use. See “Use, Incidental”.
	E. Income Levels. Income levels for households whose gross incomes do not exceed the qualifying extremely low, very low, low, and moderate -income limits established in § 6932 of the California Code of Regulations, and amended periodically based on th...
	1. Extremely Low Income Household. Under 30 percent of area median income, adjusted for household size appropriate for the unit.
	2. Very Low Income Household. 30 to 50 percent of area median income, adjusted for household size appropriate for the unit.
	3. Low Income Household. 50 to 80 percent of area median income, adjusted for household size appropriate for the unit.
	4. Moderate Income Household. 80 to 120 percent of area median income, adjusted for household size appropriate for the unit.

	F. Intensity of Use. The extent to which a use or the use in combination with other uses affects the natural and built environment in which it is located; the demand for services; and persons who live, work, and visit the area. Measures of intensity i...
	G. Intersection, Street. The area common to two or more intersecting streets.

	23.36.100 “J” Terms.
	23.36.110 “K” Terms.
	A. Kitchen. Any room or space within a building intended to be used for the cooking or preparation of food.

	23.36.120 “L” Terms.
	A. Land Use. The purpose for which land or a structure is designed, arranged, intended, occupied, or maintained, including residential, commercial, industrial, etc.
	B. Landscaping. The planting, configuration, and maintenance of trees, ground cover, shrubbery, and other plant material, decorative natural and structural features (walls, fences, hedges, trellises, fountains, sculptures), earth-patterning and beddin...
	C. Light Fixture. The assembly that holds a lamp and may include an assembly housing, a mounting bracket or pole socket, a lamp holder, a ballast, a reflector or mirrors, and a refractor or lens.
	D. Liquor Sales. The sale of liquor for offsite consumption.
	E. Living Area. Area used for the exclusive occupancy of a tenant and/or condominium unit owner, which excludes common areas.
	F. Lot. A parcel, tract, or area of land whose boundaries have been established by a legal instrument, such as a deed or recorded map recorded, and which is recognized as a separate legal entity for purposes of transfer of title, except public easemen...
	1. Abutting Lot. A lot having a common property line or separated by a public path or lane, private street, or easement to the subject lot.
	2. Corner Lot. A lot or parcel bounded by two or more adjacent street lines that have an angle of intersection of not more than 135 degrees.
	3. Flag Lot. A lot so shaped that the main portion of the lot area does not have access to a street other than by means of a corridor having less than 20 feet of width.
	4. Interior Lot. A lot bounded on one side by a street line and on all other sides by lot lines between adjacent lots or that is bounded by more than one street with an intersection greater than 135 degrees; a lot other than a corner lot.
	5. Key Lot. An interior lot adjoining the rear lot line of a reversed corner lot.
	6. Reversed Corner Lot. A corner lot, the rear of which abuts the side of another lot, whether across a lane or not.
	7. Through Lot. A lot having frontage on two parallel or approximately parallel streets.

	G. Lot Area. The area of a lot measured horizontally between bounding lot lines.
	H. Lot Coverage. The portion of a lot that is covered by structures, including principal and accessory buildings, garages, carports, and roofed porches, but not including unenclosed and unroofed decks, landings, or balconies. See also Subsection 23.02...
	I. Lot Depth. The horizontal distance between the front and rear property lines of a site. See also Subsection 23.02.030.D, Measuring Lot Width and Depth.
	J. Lot Frontage. See “Frontage, Street.”
	K. Lot Line. The boundary between a lot and other property or the public right-of-way.
	1. Front Lot Line. On an interior lot, the line separating the lot from the street. On a corner lot, the shorter lot line abutting a street. On a through lot, the lot line abutting the street providing the primary access to the lot. On a flag lot, the...
	2. Corner Side Lot Line. A side lot line of a corner lot that is adjacent to a street.
	3. Interior Lot Line. Any lot line that is not adjacent to a street.
	4. Rear Lot Line. The lot line that is opposite and most distant from the front lot line. Where no lot line is within 45 degrees of being parallel to the front lot line, a line 10 feet in length within the lot, parallel to and at the maximum possible ...
	5. Side Lot Line. Any lot line that is not a front or rear lot line.

	L. Lot, Nonconforming. A legal parcel of land having less area, frontage, or dimensions than required in the zone in which it is located.
	M. Lot Width. The average distance between the side lot lines measured at right angles to the lot depth. See also Subsection 23.02.030.D, Measuring Lot Width and Depth. When not applicable due to irregularity of lot shape, lot width shall be determine...

	23.36.130 “M” Terms.
	A. Maintenance and Repair. The repair or replacement of nonbearing walls, fixtures, wiring, roof, or plumbing that restores the character, scope, size, or design of a structure to its previously existing, authorized, and undamaged condition.
	B. Mapped Street. A future street right-of-way which is laid out, surveyed, and delineated on a map of such size, scale, and detail that the precise alignment of the street can be ascertained.
	C. Mobile Home. A structure transportable in one or more sections, and which s built on a permanent chassis, and designed to be used as a dwelling unit.
	D. Municipal Code. The City of Alhambra Municipal Code.

	23.36.140 “N” Terms.
	A. Noise. Any sound that annoys or disturbs humans or which causes or tends to cause an adverse psychological or physiological effect on humans.
	B. Nonconforming Building. See “Building, Nonconforming”.
	C. Nonconforming Lot. See “Lot, Nonconforming”.
	D. Nonconforming Structure. See “Structure, Nonconforming”.
	E. Nonconforming Use. See “Use, Nonconforming”.

	23.36.150 “O” Terms.
	A. On-Site. Located on the lot that is the subject of discussion.
	B. Outdoor Storage. The keeping, in an unroofed area, of any goods, junk, material, merchandise, or vehicles in the same place for more than 72 hours, except for the keeping of building materials reasonably required for construction work on the premis...
	C. Owner. A person or persons holding single or unified beneficial title to the property, including without limitation, the settlor of a grantor trust, a general partner, firm, or corporation.

	23.36.160 “P” Terms.
	A. Parapet. That part of a wall that extends above the roof line.
	B. Parking Area. An area of a lot, structure, or any other area, including driveways, which is designed for and the primary purpose of which is to provide for the temporary storage of operable motor vehicles.
	C. Parkway. Portion of a street right-of-way, between the back of the curbline and the lot line, which is used or is available for use for landscaping, utilities, and/or sidewalks.
	D. Passenger Vehicle. As defined in the California Vehicle Code.
	E. Permitted Use. See “Use, Permitted”.
	F. Person. Any individual, firm, association, organization, partnership, business trust, company, or corporation.
	G. Planning Commission. The Planning Commission of the City of Alhambra.
	H. Planning Division. The Planning Division of the Community Development Department of the City of Alhambra.
	I. Pre-existing. In existence prior to the effective date of this Code.
	J. Principal Use. See “Use, Principal”.
	K. Project. Any proposal for a new or changed use or for new construction, alteration, or enlargement of any structure that is subject to the provisions of this Code. This term includes, but is not limited to, any action that qualifies as a “project” ...
	L. Property Line. The recorded boundary of a lot or parcel of land.
	M. Public Resources Code. The Public Resources Code of the State of California.
	N. Public Works Director. The Public Works Director of the City of Alhambra.

	23.36.170 “Q” Terms.
	A. Qualified Applicant. The property owner, the owner’s agent, or any person, corporation, partnership, or other legal entity that has a legal or equitable title to land that is the subject of a development proposal or is the holder of an option or co...

	23.36.180 “R” Terms.
	A. Reasonable Accommodation. Any deviation requested and/or granted from the strict application of the City’s zoning and land use laws, rules, policies, practices and/or procedures under provisions of federal or California law to make housing or other...
	B. Review Authority. Body or entity responsible for making decisions on applications.
	C. Right-of-Way. A strip of land acquired by reservation, dedication, forced dedication, prescription or condemnation and intended to be occupied or occupied by a road, railroad, electric transmission lines, oil or gas pipeline, water line, sanitary s...
	D. Roofline. The top edge of a roof or building parapet, whichever is higher, excluding any cupolas, pylons, chimneys, or minor projections.

	23.36.190 “S” Terms.
	A. Senior Citizen. An individual 62 years of age or older.
	B. Setback. The distance between a property line and a building or structure that must be kept clear or open.
	C. Sidewalk. A paved, surfaced, or leveled area, paralleling and usually separated from the street, used as a pedestrian walkway.
	D. Sign Terms. See Chapter 23.21, Signs.
	E. Site. A lot, or group of contiguous lots, that is proposed for development in accordance with the provisions of this Code and is in a single ownership or under unified control.
	F. Soil. Naturally occurring superficial deposits overlying bedrock.
	G. Solar Reflectance Index. Measure of a surface’s ability to reflect solar heat, combining reflectance and emittance into one number. It is defined so that a standard black (reflectance 0.05, emittance 0.90) is zero and a standard white (reflectance ...
	H. Specific Plan. A plan for all or part of the area covered by the General Plan that is prepared to be consistent with and to implement the General Plan, pursuant to the provisions of Government Code, §§ 65450 et seq.
	I. State. The State of California.
	J. Stock Cooperative. Ownership of a building and the land on which it is located by a corporation in which the tenants of the building own shares of stock and by such ownership are entitled to an exclusive right to occupy a dwelling unit in the build...
	K. Story. That portion of a building included between the upper surface of any floor and the upper surface of the floor next above, except that the topmost story is that portion of a building included between the upper surface of the topmost floor and...
	L. Street. A public or private thoroughfare, which affords the principal means of access to a block and to abutting property. “Street” includes avenue, court, circle, crescent, place, way, drive, boulevard, highway, road, and any other thoroughfare, e...
	M. Street Line. The boundary between a street and a lot or parcel of land.
	N. Structure. Anything constructed or erected which requires a location on the ground.
	1. Structure, Accessory. A detached subordinate structure used only as incidental to a principal building, structure, or use on the same site or lot.
	2. Structure, Attached. A structure which is affixed to another building or structure on the site.
	3. Structure, Detached. A structure which is not affixed to another building or structure on the site.
	4. Structure, Nonconforming. A building or structure, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Structure, Principal. A structure housing the primary or principal use of a site or functioning as the primary or principal use.
	6. Structure, Temporary. A structure without any foundation or footings, and which is intended to be removed when the designated time period, activity, or use for which the temporary structure was erected has ceased.

	O. Swimming Pool. A pool, pond, lake, or open tank capable of containing water to a depth greater than 18 inches at any point.

	23.36.200 “T” Terms.
	A. Tandem Parking. An arrangement of parking spaces such that one or more spaces must be driven across to access another space or spaces.
	B. Telecommunication Terms.
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	6. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	7. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	8. Telecommunication Facility. A mobile cell site that consists of a cell antenna tower and electronic radio transceiver equipment on a truck or trailer, designed to be part of a cellular network.
	9. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	10. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Tenant. A person renting or leasing a housing unit or non-residential space.
	D. Trailer. A vehicle with or without motor power, which is designed or used for hauling materials or vehicles, or for human habitation, office, or storage including camper, recreational vehicle, travel trailer, and mobile home, but not including mobi...
	E. Tree Permit Terms.
	1. California Native. Those trees listed, maintained and organized by California regions by the California Native Plant Society (CNPS) as follows:
	2. Damage. Any action undertaken which causes injury, death, or disfigurement to a protected tree. This includes, but is not limited to, cutting, poisoning, overwatering, topping, trimming, relocating or transplanting a protected tree.
	3. Multi-Trunk. Any tree with multiple trunks attributed to a single tree. For purposes of determining the diameter of a multi-trunk tree, the diameter of each trunk shall be measured at a point four and one-half feet above the root crown, and the sum...
	4. Pruning (also known as lacing). The removal of selected branches that are dead, a hazard to public or property, or are otherwise selected for removal while preserving the overall form of the tree. Pruning can be done to give a tree a more balanced ...
	5. Removal. The uprooting, cutting, or severing of the main trunk, of a protected tree.
	6. Root Crown. That portion of a protected tree trunk from which roots extend laterally into the ground.
	7. Topping. The removal of the uppermost branches of a tree, or cutting the trunk, in order to reduce its height without regard to the overall form of the tree. Typically results in a horizontal cut across the trunk or a roughly spherical cut centered...
	8. Trimming. The alteration of the outward shape of a tree without regard to which branches are to be trimmed. Typically results in a geometric rather than natural shape. Hedges are trimmed to preserve a particular, frequently rectangular, shape. Topp...

	F. Turf.
	1. Artificial Turf. A synthetically derived, natural grass substitute that may be used in lieu of natural turf, and must simulate the appearance of natural live grass, in a single-family residence and in the landscape areas of multi-family and non-res...
	2. Natural Turf. A ground cover surface of mowed grass. Annual bluegrass, Kentucky bluegrass, Perennial ryegrass. Red fescue, and Tall fescue are cool-season grasses. Bermuda grass, Kikuyu grass, Seashore Paspalum, St. Augustine grass. Zoysiagrass, an...


	23.36.210 “U” Terms.
	A. Use. The purpose for which land or the premises of a building, structure or facility is arranged, designed, or intended, or for which it is or may be occupied or maintained.
	1. Use, Accessory. A use that is customarily associated with, and is incidental and subordinate to, a principal use and located on the same lot as a principal use.
	2. Use, Incidental. A secondary use of a lot and/or building that is located on the same lot, but is not customarily associated with the principal use.
	3. Use, Nonconforming. The use of a building, structure, site, or portion thereof, which was lawfully established and maintained, but which, because of the adoption and application of this Code, no longer conforms to the specific regulations applicabl...
	4. Use, Permitted. Any use or structure that is allowed in a zone without a requirement for approval of a Use Permit, but subject to any restrictions applicable to that zone.
	5. Use, Principal. A primary, principal, or dominant use established, or proposed to be established, on a lot.

	B. Use Classification. A system of classifying uses into a limited number of use types on the basis of common functional, product, or compatibility characteristics. All use types are grouped into the following categories: residential, public and semi-...
	C. Use Permit. A discretionary permit which may be granted by the appropriate City of Alhambra authority to provide for the accommodation of land uses with special site or design requirements, operating characteristics, or potential adverse effects on...
	D. Use Type. A category that classifies similar uses based on common functional, product, or compatibility characteristics.
	E. Utilities. Equipment and associated features related to the mechanical functions of a building(s) and services such as water, electrical, telecommunications, and waste.

	23.36.220 “V” Terms.
	A. Variance. A discretionary grant of permission to depart from the specific requirements of this Code that is warranted when, due to special circumstances regarding the physical characteristics of the property, the strict application of standards wou...
	B. Vehicle. Any vehicle, as defined by the California Vehicle Code, including any automobile, camper, camp trailer, trailer, trailer coach, motorcycle, house car, boat, or similar conveyance.
	C. Vibration. A periodic motion of the particles of an elastic body or medium in alternately opposite directions from the position of equilibrium.
	D. Visible. Capable of being seen (whether legible) by a person of normal height and visual acuity walking or driving on a public road or in a public place.

	23.36.230 “W” Terms.
	A. Wall. Any vertical exterior surface of building or any part thereof, including windows.

	23.36.240 “X” Terms.
	23.36.250 “Y” Terms.
	A. Yard. An open space on the same site as a structure, unoccupied and unobstructed from the ground upward, except as otherwise provided by this Code.
	1. Front Yard. A yard extending across the front of a lot for the full width of the lot between the side lot lines. The depth of a front yard shall be a distance specified by this Code for the zone in which it is located and measured inward from the f...
	2. Interior Side Yard. A yard which does not abut a street.
	3. Rear Yard. A yard extending across the rear of a lot for its full width between side lot lines, and to a depth specified by this Code for the zone in which it is located. If a lot has no rear lot line, a line 10 feet in length within the lot, paral...
	4. Required Yard. A yard which complies with the minimum setback requirements for the zone in which the lot is located.
	5. Side Yard. A yard extending from the rear line of the required front yard, or the front property line of the site where no front yard is required, to the front line of the required rear yard, or the rear property line of the site where no rear yard...
	6. Street Side Yard. A yard on a corner lot or reversed corner lot extending from the front yard to the rear lot line between the building setback line and the nearest side street lot line.


	23.36.260 “Z” Terms.
	A. Zone. A specifically delineated area in the City within which regulations and requirements uniformly govern the use, placement, spacing, and size of land and buildings.
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	Article I:  Introductory Provisions
	Chapter 23.01 Purpose and Effect of the Zoning Code
	23.01.010 Title
	23.01.020 Authority
	23.01.030 Purpose
	A. Provide standards for the orderly growth and development of the City, and guide and control the use of land to provide a safe, harmonious, attractive, and sustainable community.
	B. Achieve the arrangement of land uses depicted in the Alhambra General Plan, consistent with the goals and policies of the General Plan.
	C. Enhance the appearance of the City and promote high-quality design.
	D. Preserve and enhance the quality of life and character of residential neighborhoods.
	E. Promote economic growth and the creation of jobs.
	F. Facilitate the appropriate location of community facilities, institutions, transportation, and parks and recreational areas.
	G. Allow for public participation in government decision-making regarding land use and development in a manner consistent with State law.
	H. Define duties and powers of administrative bodies and officers responsible for implementation of the Code.

	23.01.040 Relationship to the General Plan
	23.01.050 Applicability
	A. Applicability to Property. This Code shall apply, to the extent permitted by law, to all property within the corporate limits of the City of Alhambra and to property for which applications for annexation and/or subdivisions have been submitted to t...
	B. Minimum Requirements. The provisions of this Code shall be minimum requirements for the promotion of the public health, safety, and general welfare. Where this Code provides for more discretion on the part of a City official or body, that discretio...
	C. Compliance with Regulations. No land shall be used, and no structure shall be constructed, occupied, enlarged, altered, demolished, or moved in any zone, except in accordance with the provisions of this Code, including the development and performan...
	D. Conflicting Regulations. The regulations of this Code and requirements or conditions imposed pursuant to this Code shall not supersede any other regulations or requirements adopted or imposed by the Alhambra City Council, the State of California, o...
	E. Private Agreements. This Code shall not interfere with or annul any recorded easement, covenant, or other agreement now in effect, provided that where this Code imposes greater restriction than imposed by an easement, covenant, or agreement, this C...
	F. Prior Ordinance. The provisions of this Code supersede all prior ordinances codified in Title 23 of the Alhambra Municipal Code and any amendments. No provisions of this Code shall validate any land use or structure established, constructed, or mai...
	G. Effect on Previously Approved Projects and Projects in Progress.
	1. Building Permit. Any building or structure for which a Building Permit has been issued may be completed and used in accordance with the plans, specifications, and permits on which said Building Permit was granted, provided at least one inspection h...
	2. Previously Approved Land Use Authorization. This Zoning Code shall not interfere with, repeal, abrogate, or annul any previously granted land use authorization. All allowances, requirements, and conditions of approval of previous land use authoriza...
	3. Land Use Authorization in Process. An application for a discretionary land use authorization that has been accepted by the Planning Division as complete for processing prior to the adoption of this Code or any applicable amendment shall be processe...

	H. Application During Local Emergency. The City Council may authorize a deviation from a provision of this Code during a local emergency declared and ratified under the Alhambra Municipal Code. The City Council may authorize a deviation by resolution ...

	23.01.060 Responsibility for Administration
	23.01.070 Severability
	23.01.080 Fees

	Chapter 23.02 Interpretation of the Zoning Code
	23.02.010 Purpose
	23.02.020 Rules of Interpretation
	A. General Rules. The following general rules apply to the interpretation and application of the Zoning Code.
	1. The specific controls the general.
	2. In case of conflict between the text and a figure, illustration, heading, caption, diagram, or graphic, the text controls.
	3. Sections and section headings contained herein shall not be deemed to govern, limit, modify, or in any manner affect the scope, meaning, or intent of any section.
	4. Unless the context clearly indicates the contrary, the following conjunctions shall be interpreted as follows:
	a. “And” indicates that all connected words or provisions shall apply.
	b. “And/or” indicates that the connected words or provisions may apply singularly or in any combination.
	c. “Or” indicates that the connected words or provisions may apply singularly or in any combination.
	d. “Either… or” indicates that the connected words or provisions shall apply singularly but not in combination.

	5. The words “shall”, “will”, “must”, and “is to” are always mandatory and not discretionary. “Should” is a regulation that is not mandatory but must be either fulfilled or the applicant must demonstrate an alternative that fulfills the intent of the ...
	6. The present tense includes the past and future tenses, and the future tense includes the past.
	7. The singular number includes the plural, and the plural, the singular.
	8. All references to departments, committees, commissions, boards, or other public agencies are to those of the City of Alhambra, unless otherwise indicated.
	9. All references to public officials are to those of the City of Alhambra, and include designated deputies of such officials, unless otherwise indicated.

	B. Calendar Days. All references to days are to calendar days, unless otherwise indicated. If a deadline falls on a weekend or holiday, or a day when the City offices are closed, it shall be extended to the next working day. The end of a time period s...
	C. Definitions. The Director shall make the interpretation for any definition not expressly identified in this Code.

	23.02.030 Rules of Measurement
	A. Fractions.  Whenever this Code requires consideration of distances, parking spaces, dwelling units, or other aspects of development or the physical environment expressed in numerical quantities, and the result of a calculation contains a fraction o...
	1. General Rounding. Fractions exceeding one-half (0.5) or greater shall be rounded up to the nearest whole number and fractions equal to or less than one-half (0.5) shall be rounded down to the nearest whole number, except as otherwise provided.
	2. Exception for State Affordable Housing Density Bonus. The calculation of fractions related to permitted bonus density units for projects eligible for bonus density pursuant to Government Code Section 65915 or any successor statute, and Chapter 23.1...

	B. Measuring Distances.
	1. Measurements are Shortest Distance. When measuring a required distance, such as the minimum distance between a structure and a lot line, the measurement is made at the closest or shortest distance between the two objects.
	2. Distances are Measured Horizontally. When determining distances for setbacks and structure dimensions, all distances are measured along a horizontal plane from the appropriate line, edge of building, structure, storage area, parking area, or other ...
	3. Measurements Involving a Structure. Measurements involving a structure are made to the closest support element of the structure. Structures or portions of structures that are entirely underground are not included in measuring required distances.
	4. Measurement of Vehicle Stacking or Travel Areas. Measurement of a minimum travel distance for vehicles, such as garage entrance setbacks and stacking lane distances, are measured down the center of the vehicle travel area. For example, curving driv...
	5. Measuring Radius. When a specified land use is required to be located a minimum distance from another land use, the minimum distance is measured in a straight line from all points along the lot line of the subject project, in all directions.

	C. Measuring Height. Height is measured as the vertical distance measured from the average level of the finished grade of the lot to the highest point of the object being measured.
	1. Measuring Building Height. Building height is the vertical distance measured from the average elevation of the finished grade within five feet of the structure to the highest point of the structure.
	2. Measuring the Number of Stories. In measuring the number of stories in a building, the following rules shall apply:
	a. An interior balcony or mezzanine shall be counted as a full story if its floor area exceeds one-third of the total area of the nearest full floor directly below it or if it is enclosed on more than two sides.
	b. A basement shall be counted as a full story if the vertical distance between finished grade and the finished surface of the floor above the basement is more than six feet at any point.
	c. A story shall not exceed 25 feet in height from the upper surface of the floor to the ceiling above.

	3. Measuring Height of Fences or Walls.

	D. Measuring Lot Width and Depth.
	1. Lot Width. Lot width is the horizontal distance between the side lot lines, measured at right angles to the lot along a straight line parallel to the front lot line at the minimum required building setback line.
	2. Lot Depth. Lot depth is measured along a straight line down from the midpoint of the front property line of the lot to the midpoint of the rear property line or to the most distant point on any other lot line where there is no rear lot line.

	E. Determining Floor Area. The floor area of a building is the sum of the gross horizontal areas of the several floors of a building measured from the exterior face of exterior walls, or from the centerline of a wall separating two buildings, but not ...
	F. Determining Floor Area Ratio. The floor area ratio (FAR) is the ratio of the total gross floor area of a development to the total site area of the property on which the development is located. To calculate the FAR, floor area is divided by site are...
	G. Determining Lot Coverage.  Lot coverage is the ratio of the horizontal area measured at the outside of the exterior walls of the ground floor of all principal and accessory buildings located on a lot to the net lot area, typically expressed as a pe...
	H. Determining Lot Frontage.
	1. Corner Lot. The front of a lot is the narrowest dimension of the lot with street frontage.
	2. Through Lot. Both street frontages shall be designated as the front of the lot.

	I. Determining Setbacks (Yards). A setback line defining a required yard is parallel to and at the specified distance from the corresponding front, side, or rear property line. Required setbacks shall be unobstructed from the ground to the sky except ...
	1. Yards Abutting Planned Street Expansions. If a property abuts an existing or proposed street for which the existing right-of-way is narrower than the right-of-way ultimately required for the street, the required setback shall be established from th...
	2. Yards on Alleys.
	a. If a side lot line abuts an alley, the yard shall be considered an interior side yard rather than a corner side yard.
	b. In calculating the minimum yard for any lot with an interior side yard abutting an alley, no part of the width of the alley may be considered as part of the required yard.


	J. Measuring Signs. The calculations of measurements related to signs are described in Chapter 23.21, Signs.


	Chapter 23.03 Zoning Districts and Zoning Map
	23.03.010 Establishment of Districts
	A. Base Zoning Districts. The City is divided into base zoning districts which are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	B. Specific Plan Districts. Specific plan districts are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	C. Overlay Districts. Overlay districts, one or more of which may be combined with a base zone, are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.

	23.03.020 Official Zoning Map and District Boundaries
	A. Uncertainty of Boundaries. If an uncertainty exists as to the boundaries of any district shown on the Official Zoning Map, the following rules shall apply:
	1. Boundaries indicated as approximately following the centerlines of alleys, lanes, streets, highways, streams, or railroads shall be construed to follow such centerlines.
	2. Boundaries indicated as approximately following lot lines, city limits, or extraterritorial boundary lines shall be construed as following such lines, limits, or boundaries.

	B. Parcels Containing Two or More Zoning Districts.
	1. For parcels containing two or more zoning districts, the location of the zoning district boundary shall be determined by the Director.
	2. For parcels containing two or more zoning districts, the applicable regulations for each district shall apply.




	Article II: District Regulations
	Chapter 23.04 Residential Zoning Districts
	23.04.010 Purpose and Applicability
	A. Provide for a full range of housing types to meet the diverse economic and social needs of residents;
	B. Preserve, protect, and enhance the character of the City’s neighborhoods;
	C. Enhance the quality of life of residents;
	D. Ensure that the scale and design of new development and alterations to existing development are compatible with surrounding uses and appropriate to the physical and aesthetic characteristics of the proposed location; and
	E. Provide sites for public and semi-public uses such as parks, schools, day care, and other community uses that serve residents and complement surrounding residential development.

	23.04.020 Land Use Regulations
	23.04.030 Development Standards
	A. Sloping Lot Adjustment.  Where a lot has a slope greater than 25 percent, measured from the curb line to a point midway between the side lot lines at a distance of 50 feet from the front lot line, the minimum required front setback is that of the z...
	B. Through Lots.


	Chapter 23.05 Commercial Zoning Districts
	23.05.010 Purpose and Applicability
	A. Provide for the orderly, well-planned, and balanced development of commercial areas;
	B. Designate adequate land for a full range of local- and regional-serving commercial and retail services, consistent with the General Plan;
	C. Maintain and strengthen the City’s economic resources;
	D. Increase employment opportunities and expand the economic base of the City;
	E. Provide appropriately-located areas that provide a variety of goods and services for residents, employees, and visitors;
	F. Provide opportunities for a mix of complementary uses that may combine residential and non-residential uses, or a variety of non-residential uses, on the same site; and
	G. Promote pedestrian-oriented, mixed-use commercial nodes and corridors at appropriate locations.

	23.05.020 Land Use Regulations
	23.05.030 Development Standards
	A. Required Building Location, CBD, EMC, and CMU Districts. The following building location requirements apply in the CBD, EMC, and CMU Districts.
	1. Build-to Line. Buildings shall be located within 10 feet of street-facing property lines for at least 50 percent of the linear street frontage.
	2. Corner Build Area. Buildings shall be located within 10 feet of the property line within 30 feet of the street corner.
	3. Frontage Improvements. The area between buildings and the property line shall be improved as part of a wider sidewalk, outdoor dining/seating area, or with landscaping.
	4. Modifications. These requirements may be modified or waived through approval of a Modification upon finding that:
	a. Entry courtyards, plazas, entries, or outdoor eating areas are located adjacent to the property line and buildings are built to the edge of the courtyard, plaza, or dining area; or
	b. The building incorporates an alternative entrance design that creates a welcoming entry feature facing the street or is designed in a manner that compliments adjacent or surrounding land uses




	Chapter 23.06 Employment Zoning Districts
	23.06.010 Purpose and Applicability
	A. Designate adequate land for commercial businesses, professional offices, and industrial development, consistent with the General Plan;
	B. Maintain and strengthen the City’s economic resources;
	C. Provide a range of employment opportunities to meet the needs of current and future residents; and
	D. Provide areas for a wide range of manufacturing, industrial processing, and service commercial uses, and protect areas where such uses now exist.

	23.06.020 Land Use Regulations
	23.06.030 Development Standards

	Chapter 23.07 Public and Semi-Public Zoning Districts
	23.07.010 Purpose and Applicability
	A. Provide land for the development of public, semi-public, recreational, and public parking uses that provide services to the community and support existing and new residential, commercial, and industrial land uses;
	B. Provide areas for educational facilities, cultural and institutional uses, health services, parks and recreation, general government operations, utility and public service needs, and other similar and related supporting uses; and
	C. Provide opportunities for outdoor recreation and meet the recreational needs of City residents.

	23.07.020 Land Use Regulations
	23.07.030 Development Standards

	Chapter 23.08 Specific Plan Districts
	23.08.010 Purpose
	23.08.020 Applicability
	A. Once adopted, a Specific Plan shall govern all use and development of properties within the bounds of that Specific Plan.
	B. Where a Specific Plan is silent regarding development standards, the provisions of this Title shall govern. The Director shall have the authority to determine which provisions of this Title apply where a Specific Plan is silent.
	C. When a use is not specifically listed as permitted in the Specific Plan, the Director shall assign the land use or activity to a classification that is substantially similar in character. Land uses not listed in the Specific Plan as permitted or no...
	D. No discretionary entitlement applications or other permits may be approved, adopted, or amended within an area covered by a Specific Plan, unless found to be consistent with the adopted Specific Plan.

	23.08.030 Adopted Specific Plans
	A. 2300 Poplar Boulevard Specific Plan. See the 2300 Poplar Boulevard Specific Plan on file with the City of Alhambra.
	B. 2400 South Fremont Avenue Specific Plan. See the 2400 South Fremont Avenue Specific Plan on file with the City of Alhambra.
	C. 2500 West Hellman Avenue Specific Plan. See the 2500 West Hellman Avenue Specific Plan on file with the City of Alhambra.
	D. Alhambra Pacific Plaza Specific Plan. See the Alhambra Pacific Plaza Specific Plan on file with the City of Alhambra.
	E. Alhambra Place Specific Plan. See the Alhambra Place Specific Plan on file with the City of Alhambra.
	F. Alhambra – 100 Bay Street (Alhambra Walk) Specific Plan. See the Alhambra – 100 Bay Street (Alhambra Walk)  Specific Plan on file with the City of Alhambra.
	G. Alhambra 5th and Main Specific Plan. See the Alhambra 5th and Main Specific Plan on file with the City of Alhambra.
	H. Casita de Zen Specific Plan. See the Casita de Zen Specific Plan on file with the City of Alhambra.
	I. Marengo & Acacia Specific Plan. See the Marengo & Acacia Specific Plan on file with the City of Alhambra.


	Chapter 23.09 Regional Commercial (-RC) Overlay District
	23.09.010 Purpose
	23.09.020 Applicability
	23.09.030 Minimum Lot Size

	Chapter 23.10 West Main Corridor Master Plan (-WMC) Overlay District
	23.10.010 Purpose
	23.10.020 Applicability
	23.10.030 West Main Corridor Master Plan

	Chapter 23.11 Planned Development (-PD) Overlay District
	23.11.010 Purpose
	A. Promote the development of a cohesive and aesthetically pleasing urban structure;
	B. Provide for greater flexibility in the design of the developments than is otherwise possible through the strict application of zone regulations;
	C. Ensure compliance with the General Plan and provide various types of land use which can be combined in compatible relationships with each other as a part of a holistically planned development; and
	D. Promote innovation and creativity in building design and development concepts.

	23.11.020 Zoning Map Designation
	23.11.030 Land Use Regulations
	A. Any permitted or conditional use authorized by this Title may be included in an approved PD Plan consistent with the General Plan land use designation(s) for the property.

	23.11.040 Development Standards
	A. Minimum Area. The minimum area of a PD Overlay District shall be one acre; however, the City Council may approve a smaller area if it finds that a PD would provide greater benefits to the general welfare of the Alhambra residents and property owner...
	B. Residential Unit Density. Except where a density bonus is granted in compliance with Chapter 23.14, Affordable Housing, Density Bonuses, and Incentives, the total number of dwelling units in a PD Overlay District shall not exceed the maximum number...
	C. Other Development Standards. Other development standards shall be as prescribed by the PD Overlay District. Where the PD Overlay District is silent regarding particular development standards, the development standards of the applicable base zoning ...

	23.11.050 Project Review


	Article III: Citywide Regulations
	Chapter 23.12 General Site Regulations
	23.12.010 Purpose and Applicability
	23.12.020 Accessory Structures
	A. Applicability.
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.

	B. Relation to Existing Structures. A detached accessory structure may only be constructed on a lot on which there is a permitted main building to which the accessory structure is related.
	C. Development Standards. Accessory structures shall meet the development standards of the Zoning District in which it is located except as follows:
	1. Maximum Height. Accessory structures shall not exceed a height of 15 feet.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.

	D. Plumbing. Residential accessory structures may have the plumbing for laundry, water heaters, toilet, shower , and/or sink subject to the following limitations:
	1. Sinks are limited to single compartment sinks; multi-compartment kitchen type sinks are not allowed.
	2. Access to a bathroom must be from the exterior of the building only. No interior access is allowed.


	23.12.030 Development on Substandard Lots
	A. Development Standards. A substandard lot is buildable but shall be subject to the same development standards as a standard lot.
	B. Reductions Prohibited. No substandard lot shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.12.040 Encroachments into Required Setbacks
	23.12.050 Fences and Freestanding Walls
	A. Maximum Height. The maximum allowed height of fences, walls, dense hedges, and related structures is as follows:
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	a. Fences, walls, dense hedges, and similar structures may be a maximum of three feet high measured from finished grade.
	b. The fence or wall shall not be constructed from grey smooth block , wire or chain link.
	c. The fence or wall shall not contain any points or ornamentation along its top.
	d. The fence or wall shall be architecturally compatible with the design and style of the associated development and any corner side yard fence .

	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	a. Exceptions. Fences, walls, dense hedges, and similar structures exceeding six feet in height to enclose commercial or industrial uses, tennis courts, or similar areas, when such fences are not in a street setback area, may be erected with approval ...


	B. Prohibition on Hazardous Fencing Materials. The use of barbed wire, razor wire, ultra-barrier, electrified, and other hazardous fencing is not permitted unless such fencing is required by any law or regulation of the City, the State of California, ...
	C. Maintenance. All walls and fences shall be maintained in a safe, neat and orderly condition at all times.

	23.12.060 Grading
	23.12.070 Height Exceptions
	23.12.080 Lighting and Illumination
	A. Applicability. The standards of this Section apply to all new development and to exterior alterations and additions that involve replacement light fixtures or systems, except as provided below.
	1. Exemptions. The following lighting is exempt from the provisions of this Section.
	a. Public Street Lighting.
	b. Athletic Field Lights. Athletic field lights used within a public school campus or public park.
	c. Safety and Security Lighting. Safety and security lighting for public facilities.
	d. Construction and Emergency Lighting. All construction or emergency lighting fixtures, provided they are temporary and are discontinued immediately upon completion of the construction work or abatement of the emergency.


	B. Prohibitions. The following types of exterior lighting are prohibited.
	1. Searchlights. The operation of searchlights for advertising purposes.
	2. Mercury Vapor. Mercury vapor lights.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.

	C. Minimum Illumination.
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.

	D. General Requirements .
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.


	23.12.090 Outdoor Storage
	A. Industrial Zone. In the Industrial Zone, outdoor storage is permitted as an accessory use  and allowed as primary use with the approval of a Conditional Use Permit.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening

	B. Public Facilities Zone. In the Public Facilities Zone, outdoor storage is permitted as an accessory  use.
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening


	23.12.100 Recreational Vehicle Storage
	23.12.110 Refuse and Recycling Collection Areas
	A. General Requirements. All waste and recycling shall be placed in an appropriate receptacle. All garbage cans, mobile trash bins, receptacles, and all recycling materials and containers for such recycling materials shall be maintained and stored in ...
	B. Containment. All development shall provide either individual waste and recycling containers or waste and recycling enclosures consistent with the following:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	a. Development Type. Individual waste and recycling containers may be provided for:
	i. Single-unit development.
	ii. Multi-unit development with three or fewer units.
	iii. Nonresidential development where the Director finds that the nature of the proposed development is such that the development will be adequately served with individual waste and recycling containers.

	b. Location.  The waste and recycling containers shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumbe...
	c. Visibility. The waste and recycling containers shall not be visible from a public right-of-way.

	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	a. Size. Waste and recycling-container enclosures shall be sized to accommodate all trash, garbage, recyclables, and green waste until such items are picked up by the City or its contracted waste and recycling collector.
	b. Location.
	i. The waste and recycling container enclosure shall be located within 100 feet of an access point to the building they serve for nonresidential development and within 200 feet of an access point to the unit it serves for residential development.
	ii. The waste and recycling container enclosure shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumber...

	c. Accessibility.
	i. Waste and recycling storage areas shall be accessible so that trucks and equipment used by the contracted waste and recycling collector have sufficient maneuvering areas and, if feasible, so that the collection equipment can avoid backing up.
	ii. For residential development with ten or more units, independent access shall be provided such that trash can be deposited without opening gates.

	d. Screening. Waste and recycling storage areas located outside or on the exterior of any building shall be screened with a solid enclosure at least five feet high and include a roof structure.
	e. Enclosure Material. Enclosure material shall be solid masonry or concrete tilt-up with decorated exterior-surface finish. The trash enclosure shall match and complement the color scheme and architecture of the associated development.
	f. Gate Material. Latching, view-obscuring gates shall be provided to screen trash enclosure openings.



	23.12.120 Screening
	A. Applicability. The standards of this Section apply to all new development and additions that expand existing floor area by 10 percent or more.
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...

	B. Required Screening .
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	a. Flat Roof, Partial or No Parapet. Roof-mounted equipment or ducts located on a flat roof (partial or no parapet) shall be screened from view from any street, public right-of-way or adjacent property. The screening shall be solid match and complemen...
	b. Pitched Roof. For roof-mounted equipment or ducts located on a pitched roof, the pitched roof shall be designed and constructed to accommodate roof-mounted equipment. A platform shall be constructed and recessed into the roof such that one side of ...
	c. Parapet Roof. For roof-mounted equipment or ducts located on a parapet roof, the parapet roof shall be designed and constructed to accommodate roof-mounted equipment. Any portion of the equipment or ducts which are above the parapet shall be screen...

	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	a. When new  utility service is installed in conjunction with new or existing development, all existing and proposed utilities on a project site shall be placed underground. Such undergrounding shall be accomplished in accordance with the utility's ru...
	b. All surface or ground mounted utility facilities, including transformers, terminal boxes, pull boxes, gas meters and electric meter cabinets shall be screened from public view and/or treated to match the materials and colors of the adjacent buildin...
	c. Electric meters which are located on the exterior of a building shall be contained within a flush mounted cabinet and screened from public view. The meter cabinets shall match the building materials and color.
	d. Gas meters which are located in the front of a building shall be screened from public view with a minimum 30-inch high masonry wall. Such wall shall be treated to match the color and finish of the adjacent building.
	e. Exceptions may be granted by the Director where screening is infeasible due to health and safety or utility requirements.

	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	a. Timing. The screening wall shall be provided at the time of new construction or expansion of buildings, or changes from one use classification to another use classification.
	b. Location. Screening walls shall follow the lot line of the lot to be screened unless the Director finds that screening in another location on the lot will substantially screen the subject building, facility, or activity.
	c. Height. The screening wall shall be four feet in height within the required front setback of the subject lot and adjacent to the required front setback of the adjacent residential lot and six feet in height in other locations.
	d. Materials. The screening wall shall be solid masonry .

	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.
	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.

	C. Maintenance. Screening walls shall be maintained in good repair, including painting, if required, and shall be kept free of litter or advertising. Where hedges are used as screening, trimming or pruning shall be employed as necessary to maintain th...

	23.12.130 Security Devices
	A. Residential Zones and Residential Uses. Security devices on doors and windows, are prohibited in all Residential Zones and on all Residential Uses. Those security devices installed prior to March 21, 2016 are considered legal nonconforming, provide...
	B. Nonresidential Zones.  Security devices are allowed in nonresidential zoning districts. Security devices on building openings which face public streets shall comply with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	a. The security devices shall be interior mounted, retractable or openable, and concealed from public view during business hours.
	b. Any associated mechanical equipment or housing shall be concealed from public view.
	c. The security devices shall be architecturally integrated with the design of the building.

	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	a. Security devices, bars and decorative wrought iron grillwork may be permitted for windows or other building openings.
	b. Decorative wrought iron grillwork or gates may also be permitted for doors, porches, breezeways and other building openings. Such grill-work must be openable or retractable and concealed from view during business hours.
	c. Exterior mounted security shutters are also permitted provided that such devices are retract-able and are concealed from view during business hours.
	d. Security devices shall be architecturally integrated with the design of the building, shall be aesthetically attractive and shall not overwhelm or dominate the building.


	C. Installation. Security devices shall be installed in compliance with all applicable regulations of the Fire and Police Departments and the Building Division.
	D. Nonconforming Security Devices. Immediately upon any change, modification, alteration in the building, a new use requiring a new business license (excepting change of ownership), or discontinuation of use of the premises for more than 14 consecutiv...

	23.12.140 Swimming Pools
	A. Front Yards. Swimming pools, spas and pool equipment shall not be located within a required front yard.
	B. Side and Rear Yards. Swimming pools, spas and pool equipment may be located within the required interior side, or rear yard provided the swimming pool and pool equipment, including pumps, are located a minimum of three feet from any property line.
	C. Corner Side Yards. Swimming pools, spas and pool equipment may be located within the required corner side yard provided the swimming pool and pool equipment, including pumps, are located a minimum of five feet from any property line.

	23.12.150 Tree Preservation
	A. Purpose and Intent. This Section is established to recognize oaks, and other California native and mature trees as significant aesthetic and ecological resources and to create favorable conditions for the preservation and propagation of plant herit...
	1. Maintain and enhance the public health, safety and welfare through the mitigation of soil erosion and air pollution.
	2. Preserve and enhance property values through conserving and enhancing the distinctive and unique aesthetic character of many areas in the City.

	B. Applicability. The provisions of this Section apply to all protected trees defined as follows.
	1. Protected Trees.
	a. Quercus family trees (oaks) taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	b. California native trees taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	c. Mature tree: A tree taller than 20 feet or with a trunk diameter larger 24 inches in diameter, or 75 inches in circumference, measured at a point four and one-half feet above the root crown.


	C. Tree Permit Required. A Tree Permit is required to remove, top, trim, prune, damage, or otherwise materially alter a protected tree on private property, except as provided below.
	1. Exceptions. The following are exempt from the requirement for a Tree Permit.
	a. Trees located in the required rear and side yards in the R-1 and R-2 zoning districts.
	b. Fruit trees.
	c. Any palm tree that is not listed as a California native.
	d. Normal and routine trimming or pruning which does not constitute trimming or topping or result in damage or death to a tree.
	e. Removal of dead wood.
	f. Cases of emergency where the Community Development Director, Director of Public Works, or member of a law enforcement agency or Fire Department, determines that the protected tree poses an imminent threat to the public safety, or general welfare.
	g. Removal or relocation of trees necessary to obtain adequate line-of-sight distances for traffic safety as required by the Community Development Director or the Director of Public Works Services.
	h. Removal or trimming of trees for the protection of any public property or public utility property that is undertaken by authority of the City, other public agency having jurisdiction, or public utility.


	D. Tree Permit-Hazardous or Diseased Trees.
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.

	E. Tree Permit-Healthy Trees.
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	a. An explanation as to why the tree’s removal is necessary.
	b. An explanation as to why tree removal is more desirable than alternative project designs.
	c. An explanation of any mitigation measures.

	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	5. Replacement Trees.
	a. Number.
	i. Quercus family (oaks) and California native trees: Two 24-inch box replacement oak or native trees   shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.
	ii. Mature trees: One 24-inch box replacement similar or native trees shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.

	b. Location.
	i. A minimum of 50 percent of the replacement trees shall be planted on site.
	ii. A maximum of 50 percent of the replacement trees may be planted off-site at locations approved by the Director or have their obligation met through payment of an in-lieu fee. The value of each replacement tree, including the cost of installation, ...



	F. Enforcement.
	1. Whenever a tree removal has occurred in conjunction with construction or work contrary to the provisions of this Chapter, a Code Enforcement Officer shall issue a citation per tree removed without a permit and a City Inspector shall issue a notice ...
	2. Whenever a tree removal has occurred, independent of a development project, contrary to the provision of this Chapter, no Building Permits on the property associated with the violation shall be issued for a period of one year.
	3. Whenever a tree removal has occurred contrary to the provision of this Chapter, the required number of replacement trees shall be double the standard provision.


	23.12.160 Underground Utilities
	23.12.170 Visibility at Intersections

	Chapter 23.13 Building Design Standards
	23.13.010 Purpose and Applicability
	23.13.020 Multi-Family and Mixed-Use Residential Development Citywide, and Nonresidential Development in the CBD, EMC, CMU, and PO Zones
	A. Building Entrances and Orientation.
	1. Buildings located within 30 feet  of a front or street side lot line shall be oriented toward the adjacent front or street side lot line with the building frontage parallel to the fronting pedestrian walkway . The primary building entrance shall fa...
	2. All buildings located in the interior of a site shall have an entrance from a pedestrian walkway that is a minimum of four feet wide and connects to a public sidewalk.
	3. In the CBD Zone, one or more public entrances shall be provided at the rear of all buildings which face Main Street.
	4. Additional Entrance Requirements, Ground Floor Nonresidential  Uses.
	a. There shall be a minimum of one entrance for every 50 feet of building frontage with a maximum separation of 100 feet between entrances.
	b. Buildings located on corners shall provide an entrance toward each street or have a corner entrance that provides a common entrance to the building from both streets.

	5. Additional Entrance Requirements, Residential Uses.
	a. Shared Entrances . All buildings that provide access to more than one unit from a shared exterior entrance shall provide a minimum of one primary shared entranceway that leads to a common area, such as a lobby or community space, a minimum of 10-fe...
	i. A roofed projection over the door (such as an awning, canopy, or overhang) with a minimum depth of five feet and a minimum horizontal area of 30 square feet.
	ii. A recessed entry bay with a minimum depth of five feet.
	iii. Incorporating  the entrance into a vertical mass that extends two or more feet above the height of the first floor plate vertical mass.
	iv. Transparent window s or openings that comprise a minimum of 50 percent of the area located within 20 feet of the midpoint of the primary building entrance. Glass is considered transparent where it has a transparency higher than 80 percent and exte...

	b. Individual Entrances. All residential units accessed through individual entrances at the ground level shall provide a minimum of one primary individual entranceway with a projection (such as a porch) or recess with a minimum depth of three feet and...


	B. Building Design. Buildings shall include the following design features to create visual variety and avoid a large-scale and bulky appearance.
	1. Minimum Depth of Overhanging Eaves. Overhanging eaves, if provided, shall extend a minimum of two feet beyond the supporting wall.
	2. Roof Line. Roof lines shall be varied and designed to minimize the bulk of a building, screen roof-mounted equipment, and enhance the building’s architectural design through the following methods:
	a. A minimum of one roof line offset of at least 18 inches in height  and 20 feet in length shall be provided for every 50 feet of façade length.
	b. Where parapets  are provided, the minimum 18-inch offset in height required in Section 2a may be substituted by an offset of at least 18 inches in depth. All parapets shall provide returns of at least six feet in depth at the end of the parapet fac...

	3. Façade Articulation. Any building over 50 feet wide shall provide a massing break with a minimum width of 20 feet and minimum depth of 10   feet for every 50 feet of façade length.
	a. Buildings Three or More Stories. In addition to the façade articulation requirement in Section B(3), upper and lower stories in buildings of three or more stories shall be distinguished by incorporating one or more of the following features. These ...
	i. A change in façade materials, along with a change in plane at least one inch in depth at the transition between the two materials.
	ii. A base treatment at the ground floor consisting of a material such as brick, stone, concrete masonry, or other material distinct from the remainder of the façade and projecting at least one inch from the wall surface of the remainder of the building.
	iii. Setting back the top floor or floors of the building at least five feet from the remainder of the façade.


	4. Windows and Openings.
	a. No wall facing a public right-of-way shall run in a continuous plane of more than 30 feet without a window, door, or other opening.
	b. Nonresidential Uses: Building Transparency/Required Openings. Exterior walls facing and within 30 feet of a front or street side lot line or pedestrian walkway  shall include windows, doors, or other openings for at least 50 percent of the building...
	i. Design of Required Openings. Openings fulfilling this requirement shall have transparent glazing and provide views into work areas, display areas, sales areas, lobbies, or similar active spaces, or into window displays that are at least three feet ...
	ii. Reductions. The Director may approve a Modification to reduce or waive the building transparency requirement where one of the following findings can be made:
	(1) The proposed use has certain operational characteristics with which providing the required windows and openings is incompatible; and
	(2) Street-facing building walls will exhibit architectural relief and detail, and will be enhanced with landscaping in such a way as to create visual interest at the pedestrian level.


	c. Residential Uses: Window Trim or Recess. Windows for residential uses shall have trim at least one-half inch in depth, or be recessed at least two inches from the plane of the surrounding exterior wall.

	5. Exterior Building Colors and Materials.
	a. Each  façade shall have three or more colors and three or more materials .
	b. The following materials are prohibited.
	i. Vinyl siding
	ii. T-111 plywood siding
	iii. Exterior Insulation Finishing System (EIFS)



	C. Space Requirements.
	1. Ground Floor Height, Nonresidential Uses. The minimum ground floor height for nonresidential uses is 14 feet measured floor to floor.
	2. Ground Floor Height,  Residential Uses. The minimum ground floor height for residential uses is 10 feet measured floor to floor.
	3. Tenant Space Depth , Nonresidential Uses. Nonresidential ground floor interior tenant spaces shall be a minimum of 60 feet in depth for a minimum of half of the width of the tenant space and a minimum of 40 feet in depth elsewhere, except as exempt...
	4. Private Storage Space. Each residential dwelling unit shall have at least 100 cubic feet of enclosed, weather-proofed, and lockable private storage space with a minimum horizontal dimension of three feet.

	D. Open Space Requirements. Open space  shall be provided in compliance with the standards of this Section. No portion of required open space shall be used for driveways or off-street vehicle parking and loading facilities, nor may one area of open sp...
	1. Common Open Space.   Common Open Space provides permanent areas for recreation and enjoyment with shared access for all building occupants. Common Open Space includes but is not limited to courtyards, terraces, forecourts, gardens, outdoor dining a...
	a. Amount of Common Open Space. The amount of required open space shall be equal to a minimum of 300 square feet for each unit.
	i. Common indoor recreation/office  uses may be calculated towards meeting the open space requirement if the development has 20 or more units. Such indoor common open space shall be accessible and available to all project residents for indoor activiti...
	ii.

	b. Minimum Dimensions. Common Open Space shall have a minimum dimension of 15 feet in all directions, except common indoor recreation/office uses
	c. Accessibility. Common Open Space shall be accessible to all building occupants. A minimum passageway to any required Common Open Space of seven feet in width with a minimum three foot wide walkway shall be provided.
	d. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, decking, or other serviceable, dust-free su...
	i. Maximum Slope. Slopes shall not exceed 10 percent.

	e. Required Amenities. Recreational amenities shall be required on all projects of four or more units. The amenities shall include one or more of the following: Swimming pool, spa, recreation room with ping pong table and lounge furniture or billiard ...
	f. Maintenance. Common indoor and outdoor open space shall be controlled and permanently maintained by the owner of the property, or by a homeowners' association. Provisions for such control and maintenance shall be included in the covenants, conditio...

	2. Private Open Space.  Private Open Space provides open space areas for the exclusive use of the occupants of a single dwelling unit and includes but is not limited to balconies, decks, terraces, patios, fenced yards, and other similar private areas.
	a. Minimum Dimensions. Private open space located on the ground level (e.g., yards, decks, patios) shall have no dimension less than eight feet. Private open space located above ground level (e.g., balconies) shall have no dimension less than five feet.
	b. Accessibility. Private Open Space shall be accessible to only one dwelling unit by a doorway to a habitable room or hallway.
	c. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, or other serviceable, dust-free surfacing. ...


	E. Limitations on Location of Parking.  Above ground parking and structured parking, including partially submerged or underground parking with three or more feet above ground shall be located a minimum of 40 feet  from the primary street facing proper...
	1. The design incorporates conditioned, usable space built close to the public sidewalk to the maximum extent feasible; and
	2. The site is physically constrained such that underground parking or above ground parking located more than 40 feet from the primary street frontage is not feasible.

	F. Pedestrian Access. On-site pedestrian circulation and access shall be provided according to the following standards.
	1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	2. Circulation Network. On-site walkways shall be connected to the public sidewalk and other planned or existing pedestrian routes. An on-site walkway shall connect the primary building entry or entries to a public sidewalk on each street frontage.
	3. Pedestrian Walkway Design.
	a. Walkways shall be a minimum of four feet wide, shall be hard-surfaced, and paved with concrete, stone, tile, brick, or comparable material.
	b. Where a required walkway  crosses parking areas or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, striping, or similar method.
	c. Where a required  walkway is parallel and within two feet of an auto travel lane, it must be raised or separated from the auto travel lane by a physical barrier consisting of a raised curb at least four inches high.




	Chapter 23.14 Affordable Housing, Density Bonuses and Incentives
	23.14.010 Purpose
	23.14.020 Applicable Zoning Districts
	23.14.030 Qualifications
	23.14.040 Density Bonus, Incentives and Concessions
	23.14.050 Application
	A. A brief description of the proposed housing development;
	B. The total number of housing units proposed in the development project, including unit sizes and number of bedrooms;
	C. The total number of units proposed to be granted through the density increase and incentive program over and above the otherwise maximum density for the project site;
	D. The total number of units to be made affordable to or reserved for sale or rental to, very low, low, or moderate income households, or senior citizens, or other qualifying residents ;
	E. The zoning, general plan designations and assessor’s parcel number(s) of the project site;
	F. A vicinity map and preliminary site plan, drawn to scale, including building footprints, driveway(s) and parking layout; and
	G. A list of any concession(s) or incentive(s) being requested to facilitate the development of the project, and a description of why the concession(s) or incentive(s) is needed.

	23.14.060 Review and Consideration
	23.14.070 Continued Affordability
	23.14.080 Denial of Affordable Housing Projects
	A. The project is not needed for the City to meet its share of the regional need of low and/or moderate income housing as outlined in the adopted Housing Element to the General Plan; or
	B. The project as proposed would have a specific, adverse impact upon the public health and safety, and there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without rendering the project unaffordable to low and/o...
	C. Denial of the project or imposition of conditions is required in order to comply with specific state or federal law, and there is no feasible method to comply without rendering the project unaffordable to low and/or moderate income households; or
	D. Approval of the project would increase the concentration of low income households in a neighborhood that already has a disproportionately high number of low income households and there is no feasible method of approving the development at a differe...
	E. The project is proposed on land zoned for resource preservation which is surrounded on at least two sides by land being used for agricultural or resource preservation purposes, or which does not have adequate water or wastewater facilities to serve...
	F. The project is inconsistent with the land use designation as outlined in the adopted General Plan or in any General Plan element as it existed on the date the application for the project was deemed complete.


	Chapter 23.15 Inclusionary Housing
	23.15.010 Purpose
	23.15.020 Definitions
	A. Adjusted for Household Size Appropriate for the Unit. A household of one person in the case of a studio unit, two persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, four persons in the case of a three-bedroo...
	B. Affordable Housing Cost. The total housing costs paid by a qualifying household, which shall not exceed a specified fraction of their gross income, adjusted for household size appropriate for the unit, as follows:
	1. Very low income households, rental units:  30 percent of 50 percent of the Los Angeles County median income;
	2. Low income households, rental or for-sale units: 30 percent of 80 percent of the Los Angeles County median income;
	3. Moderate income households, for sale units: 40 percent of 110 percent of the Los Angeles County median income;
	4. Moderate income households, rental units: 30 percent of 120 percent of the Los Angeles County median income.

	C. Developer. Any person, firm, partnership, association, joint venture, corporation, or any entity or combination of entities, which seeks City approvals for all or part of a residential development.
	D. Development Agreement. An agreement entered into between the City and a developer pursuant to § 65864 of the Cal. Gov’t Code and Chapter 23.33, Development Agreements.
	E. Director. The City’s Director of Community Development Department or his or her designee.
	F. Discretionary Approval. Any entitlement or approval pursuant to Title 23 of Alhambra Municipal Code, including but not limited to a use permit, variance, design approval, and subdivision map.
	G. Inclusionary Housing Agreement. A legally binding agreement between a developer and the City, in form and substance satisfactory to the Director and City Attorney, setting forth those provisions necessary to ensure that the requirements of this cha...
	H. Inclusionary Housing Plan. The plan referenced in Subsection 23.15.070.A, and further described in the regulations, which sets forth the manner in which the requirements of this Chapter will be implemented for a particular residential development.
	I. Inclusionary Housing Trust Fund. Shall have the meaning set forth in Section 23.15.110, Inclusionary Housing Trust Fund.
	J. Inclusionary Unit. A dwelling unit that will be offered for rent or sale to low and moderate income households, at an affordable housing cost, pursuant to this Chapter.
	K. Low Income Households. Households whose gross income does not exceed  80 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	L. Low Income Units, Moderate Income Units, and Very Low Income Units. Inclusionary units restricted to occupancy by low, moderate, or very low income households, respectively, at an affordable housing cost.
	M. Market Rate Units. Those dwelling units in a residential development that are not inclusionary units.
	N. Moderate Income Households. Households whose gross income does not exceed 120 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	O. Regulations. The regulations adopted by the City Council pursuant to Section 23.15.100, Regulations, for the implementation and enforcement of the provisions of this Chapter.
	P. Residential Development . The new construction of projects consisting of: (i) five or more single family units for which a Residential Planned Development (RPD ) approval is obtained pursuant to Chapter 23.62; or (ii) five or more multi-family dwel...
	Q. Substantial Rehabilitation or Substantially Rehabilitated. The rehabilitation of a dwelling unit(s) that has substantial building and other code violations, and has been vacant for at least six months, such that the unit is returned to the City’s h...
	R. Total Housing Costs. The total monthly or annual recurring expenses required of a household to obtain shelter. For a rental unit, Total Housing Costs include the monthly rent payment and utilities. For an ownership unit, Total Housing Costs include...
	S. Very Low Income Households. Households whose gross income is equal to 50 percent or less of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.

	23.15.030 Applicability
	23.15.040 Inclusionary Unit Requirement
	A. A total of 15 percent of all newly constructed dwelling units in residential developments shall be developed, offered to and sold or rented to low and moderate income households, at an affordable housing cost, as per the following breakdown:
	1. Nine percent of all newly constructed dwelling units shall be sold or rented to low income households;
	2. Six percent of all newly constructed dwelling units shall be sold or rented to moderate income households.

	B. The inclusionary unit requirement set forth in Subsection (A) of this Section may be reduced as follows:
	1. If very low income units are provided in lieu of required low income units, a credit of 1.5 units to every one unit shall be provided;
	2. If very low income units are provided in lieu of required moderate income units, a credit of two units to every one unit shall be provided;
	3. If low income units are provided in lieu of required moderate income units, a credit of 1.5 units to every one unit shall be provided.

	C. In calculating the required number of inclusionary units, fractional units of .75 or above will be rounded up to a whole unit if the residential development consists of ten to 20 units; fractional units of .50 or above will be rounded up to a whole...

	23.15.050 Alternatives
	A. In lieu Fee. At the discretion of the developer, if a residential development consists of 20 units or less, payment of a fee in lieu of all or some of the inclusionary units, as follows:
	1. The amount of the fee shall be calculated using the fee schedule established by resolution of the City Council.
	2. One-half of the in lieu fee required by this Subsection shall be paid (or a letter of credit posted) prior to issuance of a Building Permit for all or any part of the residential development. The remainder of the fee shall be paid before a certific...
	3. The fees collected shall be deposited in the Inclusionary Housing Trust Fund.

	B. Off-site Units. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by constructing or subst...
	C. Land Donation. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by a conveyance of land t...

	23.15.060 Exemptions
	A. Residential developments that obtain a Planning Commission approval  from the City prior to the effective date of this Chapter, which obtain a Building Permit pursuant to that discretionary approval within one year of the effective date of this Cha...
	B. Residential developments that are exempt from this Chapter pursuant to State law.

	23.15.070 Procedures
	A. At the times and in accordance with the standards and procedures set forth in the regulations, developers shall:
	1. Submit an Inclusionary Housing Plan for approval by the Director, setting forth in detail the manner in which the provisions of this Chapter will be implemented for the proposed residential development;
	2. Execute and cause to be recorded an Inclusionary Housing Agreement (unless developer is complying with this Chapter pursuant to Subsection 23.15.050.A, In-lieu Fee, or Subsection 23.15.050.C, Land Donation.

	B. No discretionary approval shall be issued for all or any portion of a residential development subject to this Chapter until the developer has submitted an Inclusionary Housing Plan.
	C. No building permit shall be issued for all or any portion of a residential development subject to this Chapter unless the Director has approved the Inclusionary Housing Plan, and the Inclusionary Housing Agreement (if required) is recorded.
	D. No certificate of occupancy shall be issued for all or any portion of a residential development subject to this Chapter unless the approved Inclusionary Housing Plan has been fully implemented.

	23.15.080 Standards
	A. All inclusionary units shall be reasonably dispersed throughout the residential development; shall be proportional, in number, bedroom size and location, to the market rate units; and shall be comparable with the market rate units in terms of the b...
	B. All inclusionary units in a residential development shall be constructed concurrently with or prior to the construction of the market rate units. In the event the City approves a phased project, some inclusionary units as required by this Chapter s...
	C. Inclusionary units shall be reserved for low and moderate income households at the ratios established pursuant to Section 23.15.040, Inclusionary Unit Requirement, and shall be provided at the applicable affordable housing cost.
	1. An inclusionary unit that is for rent shall remain reserved for the target income level group at the applicable affordable housing cost in perpetuity.
	2. An inclusionary unit that is for sale shall remain reserved for the target income level group at the applicable affordable housing cost for a period of 45 years.

	D. Notwithstanding Subsection (C)(2) of this Section, inclusionary units for sale may be sold to an above moderate income purchaser in accordance with procedures set forth in the regulations, provided that the sale shall result in a recapture by the C...

	23.15.090 Enforcement
	A. The provisions of this Chapter shall apply to all developers and their agents, successors and assigns proposing a residential development. All inclusionary units shall be rented or sold in accordance with this Chapter and the regulations adopted pu...
	B. Any individual who sells or rents an inclusionary unit in violation of the provisions of this Chapter shall be required to forfeit all monetary amounts so obtained. Recovered funds shall be deposited into the Inclusionary Housing Trust Fund.
	C. The City may institute any appropriate legal actions or proceedings necessary to ensure compliance with this Chapter, including but not limited to: (1) actions to revoke, deny or suspend any permit, including a building permit, certificate of occup...
	D. In any action to enforce this Chapter or an Inclusionary Housing Agreement recorded hereunder, the City shall be entitled to recover its reasonable attorney’s fees and costs.

	23.15.100 Regulations
	23.15.110 Inclusionary Housing Trust Fund
	23.15.120 Administrative Fees
	23.15.130 Appeal
	23.15.140 Taking Determination
	A. Commencing upon the approval or disapproval of the Inclusionary Housing Plan by the Director pursuant to the regulations, and within 15 days thereafter, a developer may request a determination that the requirements of this Chapter, taken together w...
	B. In making the taking recommendation or determination, the decision maker shall assume each of the following:
	1. Application of the inclusionary housing requirement to the residential development;
	2. Application of the inclusionary incentives;
	3. Utilization of the most cost-efficient product type for the inclusionary units; and
	4. External funding where reasonably likely to occur.

	C. If it is determined that the application of the provisions of this Chapter would be a taking, the Inclusionary Housing Plan shall be modified to reduce the obligations in the inclusionary housing component to the extent and only to the extent neces...


	Chapter 23.16 Art in Public Places Program
	23.16.010 Purpose
	A. Cultural and artistic resources enhance the quality of life for individuals living in, working in and visiting the City.
	B. Balanced development of cultural and artistic resources preserves and improves the quality of the urban environment and increases real property values.
	C. Cultural and artistic resources are an important aspect of educating and enhancing the community of the City, and supporting outside art projects such as the Pasadena Rose Parade Float help to serve this goal.
	D. As development and revitalization of the real property within the City continues, the opportunity for creation of cultural and artistic resources is diminished.
	E. As this development and revitalization continues as a result of market forces, urbanization of the community results.
	F. As these opportunities are diminished and this urbanization occurs, the need to develop alternative sources for cultural and artistic outlets to improve the environment, image and character of the community is increased.
	G. Development of cultural and artistic assets should be financed by those whose development and revitalization diminishes the availability of the community’s resources for those opportunities and contributes to community urbanization.
	H. Establishment of this Arts in Public Places Program will promote the general welfare through balancing the community’s physical growth and revitalization and its cultural and artistic resources.

	23.16.020 City Art Fund Created
	A. There is hereby created a fund to be known as the “Art in Public Places Fund” (“Art Fund”) to account for fees paid pursuant to this Chapter. This fund shall be maintained by the City Treasurer and shall be used solely:
	1. For the acquisition, installation, improvement, maintenance and insurance of an art work;
	2. To sponsor or support performing arts and/or outside art projects, including but not limited to the Pasadena Rose Parade Float;
	3. For the acquisition and improvement of real property for the purpose of displaying art work, which has been or may be subsequently approved by the City; or
	4. For maintenance of and utility charges related to property purchased pursuant to subsections A.1 and A.3 above.

	B. If real property purchased with monies from the Art Fund is subsequently sold, the proceeds from the sale shall be returned to the Art Fund.

	23.16.030 Arts Committee Established
	23.16.040 Applicability
	A. New Development. All new residential development of more than five units, and all commercial, industrial, and public building development projects, with a building valuation exceeding $500,000 shall be subject to the provisions of this Chapter.
	B. Existing Development. Exterior modifications, alterations and additions, all remodeling of existing residential buildings of more than five units, and all remodeling of existing commercial, industrial and public buildings, shall be subject to the p...
	C. Exempt Development. The following developments or modifications, alterations and additions to the developments are exempt from this Chapter. This exemption shall apply only as long as the exempt use is maintained.
	1. Low- or moderate-income housing,
	2. Senior housing,
	3. Performing arts facilities,
	4. Museums,
	5. Public buildings,
	6. Interior remodel/tenant improvements, and
	7. National disaster repairs/rebuilding required by code.


	23.16.050 Obligation
	A. Any development subject to this Chapter shall be obligated to contribute to the City's Art in Public Places program. The amount of such contribution shall be a percentage of the total building valuation for the development excluding land value, off...
	B. An applicant may satisfy the contribution obligation required by subsection A above in one of four ways:
	1. Through payment in cash of the contribution amount directly to the Art Fund (the "In Lieu Fee"); or
	2. Through donation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City; or,
	3. Through installation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.070, Procedures for Placing Art Work on Private Property; or,
	4. Through design of the development in such a manner that it satisfies the contribution obligation pursuant to Section 23.16.130, Procedure for Approving Architecture as Art.

	C. Nothing in this Section shall prohibit the applicant from privately placing or publicly donating an approved art work with acquisition and installation costs in an amount less than the contribution amount; provided that the applicant shall also pay...
	D. Fifteen percent of the revenue generated from the Art Fund is allocated for administrative costs.

	23.16.060 Timing
	A. If an applicant elects to satisfy its obligations hereunder through the payment of an in lieu art fee, such payment shall be made prior to issuance of building permit. As used in this Chapter, "applicant" shall mean an applicant for a building perm...
	B. If an applicant elects to satisfy its obligations hereunder through donation of an approved art work, or installation of an approved art work on private property, the art work shall be approved, as provided herein, prior to issuance of a Building P...
	C. Prior to final inspection or issuance of a certificate of occupancy, financial security in an amount equal to the acquisition and installation costs of any approved art work, in a form approved by the City Attorney, must be posted. Any donated appr...
	D. The applicant must record a covenant on the subject property which provides for ongoing maintenance of approved art work prior to Certificate of Occupancy.
	E. If any approved art work placed on private property pursuant to this Chapter is removed without City approval, the Certificate of Occupancy may be revoked.

	23.16.070 Procedures For Placing Art Work On Private Property
	A. Application Procedure. An application for placement of art work on private property shall be submitted to the Planning Division and shall include:
	1. Preliminary sketches, photographs or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. Preliminary plans containing such detailed information as may be required by the City to adequately evaluate the location of the art work in relation to the proposed development, and its compatibility with the proposed development, including compat...
	4. A narrative statement to be submitted to the City Art in Public Places Committee to demonstrate that the art work will be displayed in an area open and freely available to the general public at least 10 hours each day, or otherwise provide public a...

	B. Review and Approval. Completed applications shall be submitted to the Community Development Department for the City Art in Public Places Committee review and approval of the art work, considering the aesthetic quality and harmony of the art work wi...

	23.16.080 Procedure For Acceptance Of Art Work Donated To The City
	A. Application Procedure. An application for acceptance of art work to be donated to the City shall include:
	1. Preliminary sketches, photographs, models or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. A written agreement executed by or on behalf of the artist who created the art work which expressly waives his or her rights under the California Art Preservation Act or other applicable law; and
	4. Other information as may be required by the City Arts Committee to adequately evaluate the proposed donation of art work.

	B. Review and Acceptance.
	1. Completed applications shall be submitted to the City Arts Committee for review and recommendation to the City Council.
	2. Recommendations shall be forwarded to the City Council, which shall have the sole authority to accept or reject or conditionally accept the donation.


	23.16.090 Limitation On Forms Of Art
	A. Private Property. Subject to the provisions of Section 23.16.070, Procedures for Placing Art Work on Private Property, and Section 23.16.100, Ownership of Artwork, if a person subject to this Chapter chooses to meet the art in public places allocat...
	B. Donation of Art. Subject to the provisions of Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City, and Section 23.16.110, Art Work on Public Property, Performing Arts, Outside Art Projects, and Purchase of Real Property for ...

	23.16.100 Ownership Of Artwork
	A. All art work placed on the site of an applicant's project shall remain the property of the applicant; the obligation to provide all maintenance necessary to preserve the art work in good condition shall remain with the owner of the site.
	B. Maintenance of art work shall include without limitation, preservation of the art work in good condition to the satisfaction of the City, protection of the art work against physical defacement, mutilation or alteration, and securing and maintaining...
	C. In addition to all other remedies provided by law, in the event the owner fails to maintain the art work, upon reasonable notice, the City may perform all necessary repairs, maintenance or secure insurance, and the costs therefor shall become a lie...
	D. All art work donated to the City shall become the property of the City upon acceptance by the City Council.

	23.16.110 Art Work On Public Property, Performing Arts, Outside Art Projects, And Purchase Of Real Property For Public Art
	A. The Alhambra City Arts Committee shall prepare an annual plan for the Art in Public Places Program.
	B. The Alhambra City Arts Committee may recommend to the City Council the purchase of art work to be displayed on public property, support for the performing arts, support for outside art projects, and the purchase and improvement of real property to ...
	1. The type of art work considered, an analysis of the constraints applicable to placement of the art work on a site, the need for and practicality of the maintenance of the art work, and the costs of acquisition and installation of the art work; or
	2. The type of performance and amount recommended; or
	3. A description of the outside art project and the amount recommended; or
	4. The estimated costs of acquisition and improvements of the real property proposed to be purchased.

	C. An expenditure from the City Art Fund may be made for the performing arts; provided, that the performance occurs at a location in the City of Alhambra, or owned or controlled by the City.
	D. An expenditure from the City Art Fund may be made for outside art projects including but not limited to the Pasadena Rose Parade Float; provided, that the project serves to educate the community on the City’s history or artistic culture.

	23.16.120 Criteria For Approving Architecture As Art
	A. The architect shall be substantially recognized by the art world in shows, museums, and/or publications.
	B. When reviewing architecture as art, the underlying concept of the architecture shall be expressive as more than mere utilitarian architecture. The architecture as a whole or certain architectural features shall express ideas or meaning and have cul...
	C. In the alternative, architecture can be considered art if it is created as a collaborative effort with an artist, the artist does a majority of the work, the artist has major design control of the portions of the architecture to be considered art, ...
	D. The architecture must meet all the general criteria regarding placement of artwork on private property as defined in Section 23.16.070, Procedures for Placing Art Work on Private Property.

	23.16.130 Procedure For Approving Architecture As Art
	A. A developer must make two presentations to the City Arts Committee:
	1. The first presentation shall be made prior to the development application being deemed complete. The developer must submit a maquette and other materials which satisfactorily illustrate the proposed conceptual development. The developer and archite...
	2. The second presentation  shall be made at the completion of the City approval process. The developer must then submit a maquette and other materials which satisfactorily illustrate the to-be-built development.

	B. The developer and architect shall demonstrate that there will be high quality materials and craftsmanship used in the execution of the construction.
	C. If all of the foregoing criteria are met, the City Arts Committee shall make the recommendation to accept the architecture as art, only if, in its judgment, the architectural work is of extremely high artistic merit and would make a substantial cul...
	D. The developer and/or architect shall have the responsibility to demonstrate that all of the foregoing criteria are met.


	Chapter 23.17 Landscaping
	23.17.010 Purpose
	A. Improve the appearance of the community by requiring permanently maintained landscaping;
	B. Enhance the appearance of development and minimize or eliminate conflicts between potentially incompatible uses through landscaping;
	C. Aid in energy conservation by providing shade from the sun and shelter from the wind;
	D. Provide areas on site to absorb rainfall and assist in reducing storm water runoff;
	E. Assist in erosion control;
	F. Promote conservation and efficient use of water; and
	G. Implement the Water Conservation in Landscaping Act.

	23.17.020 Applicability
	A. All new development.
	B. Additions to single-family residential developments that expand existing floor area by 50 percent or more.
	C. Additions to multi-unit residential and non-residential development that expand existing floor area by 10 percent or more.
	D. All new and rehabilitated landscaping projects that include new irrigated landscaping over 2,500 square feet.
	E. Exceptions. The provisions of this Chapter do not apply to the following:
	1. Farming, agriculture, and crop production including vegetable gardens, vineyards, and small orchards.
	2. Public recreational areas (designated for active play, recreation or public assembly).
	3. Registered local, state or federal historical sites.
	4. Habitat restoration projects that do not require a permanent irrigation system.
	5. Mined-land reclamation projects that do not require a permanent irrigation system.
	6. Existing plant collections, as part of botanical gardens and arboretums open to the public.


	23.17.030 Areas to be Landscaped
	A. Required  Street-Facing Yards All required street-facing yards  shall be landscaped except for the following areas used for exit and entry :
	1. Residential. Up to 25 percent of the required  yard area.
	2. Nonresidential. Up to 75 percent of the yard area.

	B. Sloped Areas. All areas with 3:1 or greater slope.
	C. Parkways. A minimum of 75 percent  of parkway areas.
	D. Interior Property Lines Abutting  Residential Zoning Districts. Whenever a non-residential use is located adjacent to a Residential Zoning District and no screening wall is provided, a six foot wide landscape buffer planted with a mix of trees and ...
	E. Building Perimeters. The portions of a non-residential building that front a public street shall have one or more landscape planters installed along a minimum 20 percent of that building face. The minimum width of the planter shall be three feet. T...
	F. Parking Areas. Parking areas as required by Chapter 23.20, Parking and Loading.
	G. Unused Areas. All areas of a project site not intended for a specific use, including areas planned for future phases of a phased development, shall be landscaped, hydroseeded, or left in a natural state.

	23.17.040 Landscape Plan
	A. Information Required. Landscape plans shall be drawn to scale and shall include the following:
	1. Proposed plant locations, species, sizes, and plant factor. Plants with similar water needs shall be grouped together on the landscape plan. The plant factor, established in the California Department of Water Resources study, Water Use Classificati...
	2. Locations of any existing trees over six inches in diameter or over two inches in diameter for oak trees, as measured at 48 inches above natural grade, and whether each such tree is proposed for retention or removal.
	3. Details and location of proposed fencing, entries, refuse collectors and free-standing or monument signs.
	4. Areas to be covered by non-decorative hardscape features (e.g., concrete, asphalt, , driveways, sidewalks, etc.)
	5. Areas to be covered by decorative permeable hardscape features (e.g., brick, stone, mulch, gravel, water feature, etc.)
	6. Walkways, plazas and sitting areas, play areas, street furniture and other existing or proposed permanent outdoor equipment or decorative landscape features, if any.
	7. Proposed method and location of irrigation.

	B. Alternative Landscape Plan . An applicant may demonstrate that the intent of the landscape requirements of this Chapter can be achieved through an Alternative Landscape Plan. The Alternative Landscape Plan shall be prepared in accordance with the p...
	1. Innovative use of plant materials and design techniques in response to unique characteristics of the site or the proposed use.
	2. Preservation or incorporation of existing native vegetation.
	3. Incorporation of naturalistic design principles, such as variations in topography, meandering or curvilinear plantings, and grouping of dominant plant materials (trees, large shrubs) in a manner consistent with existing native vegetation.
	4. Integration of landscaping and pedestrian facilities in a manner that improves access or incorporates pedestrian-friendly design.
	5. Use of additional shade trees to create a greater canopy effect.
	6. A greater degree of compatibility with surrounding uses than a standard landscape plan would offer.


	23.17.050 General Requirements
	A. Materials.
	1. General.
	a. Required landscaped areas shall be planted with a combination of ground covers, shrubs, vines, and trees. A minimum of one different plant type per 1,000 square feet of lot area shall be provided, up to a maximum of 10 different plant types.
	b. Landscaping may include decorative materials such as brick, bark, timber,  decorative rock, structural features , or other decorative features, provided they do not cover more than 25 percent of the area required to be landscaped.

	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	a. Option A: All Low Water Plants. Exclusive of garden areas dedicated to edible plants, all plants and trees shall be low or very low water use (average California Department of Water Resources study, Water Use Classification of Landscape Species (WU...
	b. Option B: Primarily Low Water Plants. Exclusive of garden areas dedicated to edible plants, at least 75 percent of the landscape area shall contain low or very low water use plants (average WUCOLS plant factor of 0.3). Option B is only available fo...
	c. Option C: Water Use Calculation. The estimated total water use (ETWU) of the landscaping shall not exceed the maximum applied water allowance (MAWA), calculated pursuant to the State Model Water Efficient Landscape Ordinance (MWELO). Option C is av...
	i. Department of Water Resources Model Water Efficient Landscape Ordinance Compliance Required. Where Option C: Water Use Calculation is selected, all requirements of the Department of Water Resources Model Water Efficient Landscape Ordinance shall ap...


	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	a. Ground Covers. Ground cover plants other than grasses shall be at least the four-inch pot size. Areas planted in ground cover plants other than grass seed or sod must be planted at a rate of one per 12 inches on center.
	b. Shrubs. Shrubs shall be a minimum size of one gallon.  When planted to serve as a hedge or screen, shrubs shall be planted with two to four feet of spacing, depending on the plant species.
	c. Trees.
	i. Residential Development. A minimum of one 24-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street, with a minimum requirement of at least one tree.
	ii. Mixed-Use and Nonresidential Development. A minimum of one 36-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street.


	4. Artificial Turf.
	a. Material. Artificial turf must meet minimum material standards, including the following:;
	i. The turf shall have a minimum eight-year no-fade warranty as issued by the manufacturer.
	ii. The turf shall be cut-pile infill, minimum pile height one and two-thirds inches and a maximum of one and three-quarter inches, with parallel long slit blades.
	iii. The synthetic turf blades (not including the thatch layer) shall be required to contain at least two natural green colors.
	iv. The turf must contain a beige or tan thatch layer.
	v. Be affixed to a permeable triple-layer backing and allow water to percolate through the synthetic grass at a drain rate of at least 30 inches per hour, to an adequate drainage system installed underneath the artificial turf to prevent run-off, pool...
	vi. The synthetic turf shall comply with all federal and state standards related to lead and heavy metal content.
	vii. The fill material shall be of silica sand or zeolite material that is brushed in to keep the blades upright and achieve a natural grass look. Any replacement fill shall be the same. The use of rubber crumb infill is prohibited.
	viii. Must be constructed to maximize dimensional stability, resist damage during normal use and minimize UV degradation with a tear grab strength of at least 200 pounds. It must be resistant to staining, weather, insects, rot, mildew, and fungus and ...
	ix. The use of indoor/outdoor carpeting, and artificial shrubs, flowers, tress, and vines instead of natural plantings is prohibited.

	b. Installation. Artificial turf must be installed pursuant to manufacturers requirements by a licensed professional with experience in the installation of artificial turf. In addition:
	i. Installation must include removal of all existing plant material and three inches of a compacted aggregate base that provides adequate drainage and ensure stability.
	ii. The area must be sloped and graded to prevent excessive pooling, runoff, or flooding onto adjacent property. Artificial turf areas must be sufficiently drained to live planting areas to provide complete infiltration of runoff.
	iii. Artificial turf must be permanently anchored over the entire coverage area with nails and glue, and all seams must be nailed, or sewn and glued so as to conceal the edges, with the grain pointing a single direction.
	iv. All existing irrigation infrastructure in the covered area, including piping and sprinkler heads that are no longer used must be capped or removed and shall not be visible.
	v. Artificial turf must be separated from live planting areas by a barrier such as a mow strip or bender board to prevent mixing of natural plant materials and artificial turf.
	vi. All efforts shall be made to protect existing trees and tree roots from damage during installation.
	vii. Artificial turf may not be installed within a five-foot diameter of the trunk of any tree.
	viii. Artificial turf is prohibited in all parkways.

	c. Maintenance. Artificial turf must be maintained in an attractive and clean, unfaded condition free of weeds, stains, debris, tears, holes, depressions, ruts, odors and looseness at edges and seams. Damaged or worn areas in the artificial turf surfa...

	5. Natural Turf.  Natural turf is subject to the following limitations.
	a. No more than 25 percent   of the landscaped area may be natural turf.
	b. The installation of natural turf on slopes greater than 25 percent is prohibited.
	c. Natural turf is prohibited in locations that are less than 10 feet wide.

	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.

	B. Water Features. Recirculating water shall be used for all decorative water features.
	C. Dimension of Landscaped Areas. No landscaped area smaller than three feet in any horizontal dimension shall count toward required landscaping.
	D. Prescribed Heights. The prescribed heights of landscaping shall indicate the height to be attained within three years after planting.
	E. Intersection Visibility. All landscaping shall comply with Section 23.12.170, Visibility at Intersections.
	F. Maintenance. All planting and other landscape elements shall be maintained in good growing condition. Such maintenance shall include, where appropriate, pruning, mowing, weeding, cleaning, fertilizing, and regular watering. Inert matter, such as gr...

	23.17.060 Irrigation Specifications
	A. General Requirements.
	1. All irrigation equipment must meet American National Standards Institute (ANSI), American Society of Agricultural and Biological Engineers/ International Code Council (ASABE/ICC)802-2014. “Landscape Irrigation Sprinkler and Emitter Standard”.
	2. The following areas shall be irrigated with subsurface irrigation or other means that produces no runoff or overspray.
	a. Slopes exceeding 25 percent.
	b. Areas less than 10 feet wide in any direction.

	3. The irrigation system shall be designed to prevent runoff, low head drainage, overspray, or other similar conditions where irrigation water flows onto non-targeted areas such as adjacent property or hardscapes.
	a. Irrigation systems shall be designed for zero run-off onto paved surfaces unless that surface drains to another landscape area.
	b. Spray irrigation must be placed two-feet away from impervious surfaces unless that surface drains to another landscape area.
	c. Proper irrigation equipment and schedules, including features such as repeated cycles, shall be used to closely match application rates to infiltration rates therefore minimizing runoff.
	d. Slopes greater than 25 percent shall not be irrigated with an irrigation system with an application rate exceeding 0.75 inches per hour, and check valves shall be utilized.


	B. Sprinkler Heads. Where used, sprinkler heads shall be selected for proper area coverage, application rate, operating pressure, adjustment capability, and ease of maintenance.
	1. Sprinkler heads and other emission devices shall have matched precipitation rates, unless otherwise directed by the manufacturer’s recommendations.

	C. Water Meters. A dedicated meter for irrigation is required for non-residential projects with landscape areas of 1,000 square feet or more.
	D. Backflow Prevention Devices. Backflow prevention devices shall be required to protect the water supply from contamination by the irrigation system.
	E. Pressure Regulating Equipment. Pressure regulating valves or assemblies shall be installed to ensure that the dynamic pressure at each emission device is within the manufacturer’s recommended pressure range for optimal performance.
	F. Flow Sensors. Flow sensors are required to detect high flow conditions created by system damage on all non-residential projects 1,000 square feet and greater and residential projects 5,000 square feet and greater.
	G. Controllers. Automatic control systems shall be required for all irrigation systems and must be able to accommodate all aspects of the design.
	1. Automatic irrigation controllers shall utilize either evapotranspiration or soil moisture sensor data, or rain sensing override devices.
	2. Irrigation controllers shall be of a type which does not lose programming data in the event the primary power source is interrupted.

	H. Check Valves. Where required on steep slopes, check valves shall be installed to prevent low-head drainage.
	I. Shut-Off Valves. Locate shut-off valves as close as possible to the point of connection of the water supply, and place where needed to minimize water loss in case of an emergency (such as a main line break) or routine repair.

	23.17.070 Installation and Completion
	A. Consistency with Approved Plans. All landscaping shall be installed consistent with approved plans and specifications, in a manner designed to promote and maintain healthy plant growth.
	B. Timing of Installation. Required landscaping shall be installed prior to the issuance of a certificate of occupancy for the project.
	C. Certification of Completion. Where Required Water Efficient Plant Option C: Water Use Calculation, was installed, the applicant shall submit a Certificate of Completion pursuant to the Department of Water Resources Model Water Efficient Landscape O...


	Chapter 23.18 Mapped Streets
	23.18.010 Purpose
	23.18.020 Establishment of Future Streets
	A. The City Council may designate mapped streets by adoption of an amendment to the General Plan or by adoption of a specific plan.
	B. When such a mapped street has been so established, no person shall construct, install or maintain any building or structure in the area of such mapped street or in a required setback area or any lot or panel abutting such mapped street, except as s...

	23.18.030 Partially Dedicated Streets
	A. With regard to lots or parcels abutting a street or streets upon which there has been a determination by the City Council that only a portion of the required street width has been acquired, the City Council shall determine the precise required stre...
	B. When such mapped street has been so established, no person shall construct, install or maintain any structure or building in the area of such mapped street or in the required setback area of any lot or parcel abutting such mapped street, except as ...

	23.18.040 Manner of Designation of Mapped Street
	A. Each such ordinance shall have attached thereto a copy of a map upon which the boundaries and extent of the mapped street shall be clearly delineated.
	B. The Director of Public Works shall maintain a file of all such designations of mapped streets.


	Chapter 23.19  Nonconforming Uses, Structures, and Lots
	23.19.010 Purpose
	23.19.020 Applicability
	23.19.030 General Provisions
	A. Nonconformities, Generally. Any lawfully established use, structure, or lot that is in existence on the effective date of this Title or any subsequent amendment but does not comply with all of the standards and requirements of this Title shall be c...
	B. Right to Continue. Any nonconforming use or structure may be continued and maintained provided there is no alteration, enlargement, addition, intensification or other change to the nonconforming use or structure except as otherwise provided in this...
	1. The right to continue a nonconforming use or structure shall attach to the land and shall not be affected by a change in ownership.
	2. The right to continue a nonconforming use or structure shall not apply to uses or structures deemed to be a public nuisance because of health or safety conditions.
	3. The right to continue a nonconforming use or structure shall not apply if the nonconforming use has been abandoned or vacated as described in Section 23.19.070, Abandonment of Use.


	23.19.040 Nonconforming Sites
	A. Vacant Sites . Two or more vacant nonconforming sites that are contiguous and of single ownership shall be treated as a single parcel of real property.
	B. Development Standards. Nonconforming sites shall be subject to the same development standards as a standard lot within the same zoning classification.
	C. Reductions Prohibited. No nonconforming site shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.19.050 Nonconforming Structures
	A. Maintenance and Repairs.   Nonstructural maintenance, repair, and interior alterations to a nonconforming structure are permitted if the changes and improvements do not enlarge the structure, change the building footprint, or increase building heig...
	B. Structural Repairs. Structural repairs that do not enlarge or extend the structure, including modification or repair of building walls, columns, beams, or girders may be permitted only when the Chief Building Official determines that such modificat...
	C. Alterations and Additions.  Alterations and additions to nonconforming structures are allowed if the alteration or addition complies with all applicable laws and requirements of this Title, the use of the property is conforming, and there is no inc...
	1. Expansion of Nonconforming Dwellings . An existing legally established dwelling that no longer conforms to a setback standard may be enlarged provided that the enlargement does encroach any further into the setback  and the enlargement is limited t...

	D. Restoration of a Damaged Structure. A nonconforming structure that is damaged or partially destroyed by fire, explosion, earthquake, or natural disaster which is not caused by an act or deliberate omission of a property owner, their agent, or perso...
	1. Restoration When Damage is 50 Percent or Less of Replacement Value. If the structure is damaged or partially destroyed to the extent of 50 percent or less of its replacement value, as determined by the Chief Building Official, the structure may be ...
	2. Restoration When Damage Exceeds 50 Percent of Replacement Value. If the structure is damaged or partially destroyed to an extent greater than 50 percent of its replacement value, as determined by the Chief Building Official, or is voluntarily razed...
	a. Residential Structures. Any nonconforming residential structure may be reconstructed, restored, or rebuilt up to the size and number of dwelling units prior to the damage and the nonconforming use, if any, may be resumed, provided the rebuilt devel...


	E. Nonconforming Signs. Lawfully established signs that do not conform to the requirements of this Title may only be maintained in compliance with the requirements of Chapter 23.21, Signs.

	23.19.060 Nonconforming Uses
	A. Expansion.  Nonconforming uses may only be expanded as follows.
	1. Residential Uses. A nonconforming residential use may expand the portion of a structure that it occupies, and may expand into an expansion or enlargement of a structure that it occupies, provided the number of dwelling units does not increase and n...
	2. Nonresidential Uses. Nonresidential nonconforming uses may be allowed to expand with approval of a Conditional Use Permit where the Planning Commission makes all of the following findings
	a. The expanded use is located within an existing, completely enclosed structure;
	b. The proposed expansion of the nonconforming use would not be detrimental to public health, safety, or general welfare; and
	c. With the exception of the nonconforming use, the proposed expansion would not be inconsistent with the General Plan and would not preclude or interfere with implementation of any applicable Specific Plan.


	B. Change in Tenancy, Ownership, or Management. Any nonconforming use may change ownership, tenancy, or management where the new use is of the same use classification as the previous use, as defined in Chapter 23.35, Use Classifications.
	C. Change from Nonconforming to Permitted Use. Any nonconforming use may be changed to a use that is allowed by right in the zoning district in which it is located and complies with all applicable standards for such use.
	D. Absence of Permit. Any use that is nonconforming solely by reason of the absence of a permit or approval may be changed to a conforming use by obtaining the appropriate permit or approval.

	23.19.070 Abandonment of Use
	A. The site is vacated;
	B. The business license lapses;
	C. Utilities are terminated; or
	D. The lease is terminated.


	Chapter 23.20 Parking and Loading
	23.20.010 Purpose
	A. Require parking spaces and loading spaces for all land uses that are sufficient in number, size, and arrangement;
	B. Minimize the negative environmental and urban design impacts that can result from parking lots, driveways, and drive aisles within parking lots;
	C. Ensure that adequate off-street bicycle parking facilities are provided;
	D. Establish standards and regulations for safe and well-designed parking, unloading, and vehicle circulation areas that minimize conflicts between pedestrian and vehicles within parking lots and, where appropriate, create buffers from surrounding lan...
	E. Offer flexible means of minimizing the amount of area devoted to parking by allowing reductions in the number of required spaces in transit-served locations, shared parking facilities, and other situations expected to have lower vehicle parking dem...

	23.20.020 Applicability
	A. New Buildings and Land Uses. Parking and loading in accordance with this Chapter shall be provided at the time any main building or structure is erected or any new land use is established.
	B. Existing Non-Residential Buildings .
	1. When a change in use, expansion of a use, or expansion of floor area creates an increase of 30 percent or more in the number of required parking or loading spaces, additional parking and loading shall be provided for such addition, enlargement, or ...
	a. Exception, Commercial Uses. Additional parking and loading spaces are not required for the change of use from one Commercial Use to another Commercial Use.
	b. Exception, Change in Occupancy. A change in occupancy is not considered a change in use unless the new occupant is in a different use classification than the former occupant.

	2. The existing parking and loading not in excess of the minimum requirements shall be maintained.
	3. If the number of existing parking or loading spaces is greater than the requirements for such use, the number of spaces in excess of the prescribed minimum may be counted toward meeting the parking and loading requirements for the addition, enlarge...
	4. Additional parking and  loading spaces are not required for the partial reconstruction of an existing building that conforms to all applicable requirements of this Title (except for off-street parking) when the use of the building remains the same ...

	C. Existing Residential Buildings  . Parking in accordance with this Chapter shall be provided where additional dwelling units are created through the alteration of an existing building or construction of an additional structure or structures.
	D. When Constructed . Parking and loading facilities required by this Chapter shall be constructed or installed prior to the issuance of a Certificate of Occupancy by the Building Official for the uses that they serve.

	23.20.030 General Provisions
	A. Existing Parking and Loading to be Maintained. No existing parking and/or loading serving any use may be reduced in amount or changed in design, location or maintenance below the requirements for such use, unless equivalent substitute facilities ar...
	B. Nonconforming Parking or Loading. An existing use of land or structure shall not be deemed to be nonconforming solely because of a lack of parking and/or loading facilities required by this Chapter, provided that  facilities used for parking and/or...
	C. Accessibility. Parking and loading areas must be accessible for its intended purpose during all hours of operation.
	D. Valet Parking.  Valet parking is allowed if an attendant is present or an automated system is in place to move vehicles. Valet parking may be permitted and may count towards the required parking subject to a parking plan approved by the Director.

	23.20.040 Required Parking Spaces
	A. Minimum Number of Spaces Required. Each land use shall be provided at least the number of parking spaces stated in Table 23.20.040, Required Parking Spaces. The parking requirement for any use not listed in Table 23.20.040 shall be determined by th...
	B. Calculation of Required Spaces.  The number of required parking spaces shall be calculated according to the following rules:
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...


	23.20.050 Parking Reductions
	A. Proximate Public Parking Facilities.  Where a nonresidential or ground floor commercial of a mixed use project is located within 400 feet of a City-owned public parking facility, , the number of required parking spaces may be:
	1. Waived all or in part when the subject property is located within the CBD zone; or
	2. Waived all or in part when the subject property is located outside the CBD zone with approval of a Minor Use Permit.

	B. Carsharing Programs.  Required automobile parking spaces may be substituted with designated Carshare Vehicle parking spaces, pursuant to the following:
	1. Up to 20 percent of the required automobile parking spaces may be designated as Carshare Vehicle parking spaces.
	2. Carshare Vehicles shall be maintained for active use by Carshare Service and not for other purposes. No sales, servicing,  storage, repair, administrative or similar functions shall occur and no personnel shall be employed on the site except for oc...
	3. Carshare Vehicles shall be made available to members of the Carsharing Service through an unattended, self-service operation 24 hours a day, seven days a week.

	C. Shared Parking.   Where a shared parking facility serving more than one use will be provided, the total number of required parking spaces may be reduced with approval of a Minor Use Permit , with the following findings:
	1. The peak hours of use will not overlap or coincide to the degree that peak demand for parking spaces from all uses will be greater than the total supply of spaces; and
	2. The proposed number of parking spaces to be provided will be adequate to serve each use,

	D.  Other Parking Reductions. Required parking for any use may be reduced subject to the following criteria.
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...


	23.20.060 Location o f Required Parking
	A. On-Site Parking Required. Required parking shall be located on the same lot as the use it serves except as allowed below.
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	a. Evidence of Access and Right to Use. Such property shall be subject to a recorded agreement of a design by the City which shall provide that for a period of not less than the expected life of the building or use on the development site, the propert...


	B. Front and Corner-Side Setbacks. Parking spaces required pursuant to this Chapter shall not be located within a required front or corner-side setback.

	23.20.070 Bicycle Parking
	A. Short-Term Bicycle Parking. Short-term bicycle parking intended to serve shoppers, customers, messengers, guests and other visitors to a site who generally stay for a short time, shall be provided as specified below.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	a. Multi-unit Residential, Group Residential, and Single Room Occupancy with five or more units.
	b. All uses in the Public and Semi-Public Use Classification.
	c. All uses in the Commercial Use Classification.

	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...

	B. Long-Term Bicycle Parking. Long-term bicycle parking shall be provided in order to serve employees, students, residents, commuters, and others who generally stay at a site for four hours or longer.
	1. Parking Spaces Required.
	a. Residential Uses. A minimum of one long-term bicycle parking space shall be provided for every five units for Multi-Unit Residential, Group Residential, and Single Room Occupancy.
	b. Other Uses. Any establishment with 25 or more full time equivalent employees shall provide long-term bicycle parking at a minimum ratio of one space per 25 vehicle spaces.
	c. Parking Structures. Long-term bicycle parking shall be provided at a minimum ratio of one space per 50 vehicle spaces.

	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	4. Security. Long-term bicycle parking must be in:
	a. An enclosed bicycle locker;
	b. A fenced, covered, locked or guarded bicycle storage area;
	c. A rack or stand inside a building that is within view of an attendant or security guard or visible from employee work areas or within secure/restricted bicycle storage room; or
	d. Other secure area approved by the Director.

	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	a. Adequate site space is not available on an existing development to provide bicycle parking; or
	b. Reduced bicycle parking is justified by reasonably anticipated demand; or
	c. Other criteria based on unusual or specific circumstances of the particular case as deemed appropriate by the review authority.



	23.20.080 Loading
	A. Loading Spaces Required. Every new building, and every building enlarged by more than 10,000 square feet of gross floor area that is to be occupied by a nonresidential use other than office uses shall provide one off-street loading space per 20,000...
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...

	B. Location. All required loading spaces shall be located immediately adjacent to the exterior wall of the building and a minimum of 25 feet from any Residential Zoning District or use. Loading areas shall not be located within the required front orco...
	C. Minimum Size. Each on-site loading space required by this Chapter shall have an unobstructed minimum dimension of 12 feet in width, 40 feet in length, and 15 feet in height,  exclusive of driveways for ingress and egress, maneuvering areas and setb...
	D. Access. Loading spaces shall be designed and located such that trucks shall not be required to back into or from an arterial or collector street or alley within 50 feet of any such street for ingress or egress.
	E. Surfacing. All loading areas shall be surfaced with a minimum thickness of two inches of asphaltic concrete over a minimum thickness of four inches of a base material, to be approved by the Director of Public Works, or with a minimum thickness of f...
	F. Screening. Loading areas adjoining a street or required front yard, or located directly across an alley from a Residential Zoning District or use shall be screened with a solid wall or other method that is approved by the Director

	23.20.090 Parking Area Design and Development Standards
	A. Access. Parking access areas shall be designed to ensure vehicular access to parking spaces.
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	2. Maneuvering.
	a. Forward Entry.
	i. Any commercial or industrial   parking area containing space for three or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be n...
	ii. Any multiple-family residential parking area containing space for six or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be s...

	b. Use of a required parking space shall not require more than four vehicle maneuvers.
	c. No parking space shall be located so that a vehicle is required to maneuver within five feet of a vehicular entrance to the property.
	d. No parking space shall be located so as to require the moving of another vehicle in order to access the space.

	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	a. Driveway Length.
	i. Residential Zoning Districts. In Residential Zoning Districts, driveways providing direct access from a public street to a garage or carport shall be a minimum of 20 feet  in depth.
	ii. Nonresidential Zoning Districts. In Nonresidential Zoning Districts driveways providing direct access from a public street to a garage or carport shall be less than 10 feet or a minimum of 20 feet in depth .

	b. Driveway Width. The minimum width of a driveway is as provided in Table 23.20.090.A, Driveway Width.


	B. Size of Parking Spaces and Maneuvering Aisles. Parking spaces and maneuvering aisles shall meet the minimum dimensions required by this Subsection. Screening walls, roof support posts, columns, or other structural members shall not intrude into the...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.

	C. Parking Lot Striping. All parking stalls except in a garage or carport containing two or fewer parking spaces shall be clearly outlined with striping  .
	D. Wheel Stops. Concrete bumper guards or wheel stops shall be provided for all parking spaces except those located within a two-car garage. A six-inch high concrete curb surrounding a landscape area at least six feet wide may be used as a wheel stop,...
	E. Surfacing. All parking areas shall be paved and improved subject to the approval of the Public Works Director. No unpaved area shall be used for parking.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	a. Asphalt. Two inches of asphaltic concrete on four inches of aggregate base material.
	b. Concrete. Four inches of portland cement concrete on three inches of aggregate base material.
	c. Pavers or Permeable Pavement Systems. Pavers or permeable pavement systems with strength equivalent to a. or b. above.

	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.
	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.

	F. Slope.
	1. Parking areas used exclusively for parking and vehicle maneuvering shall be designed and improved with grades not to exceed a five percent slope.
	2. Driveways  used exclusively for ingress and egress or interior parking lot circulation shall be designed and improved with grades not to exceed 15 percent slope, except for driveways within the RL Zone.

	G. Drainage. All parking areas shall be drained consistent with applicable stormwater runoff regulations. Parking areas with three or more parking spaces and all loading facilities shall be designed such that surface water will not drain over any side...
	H. Perimeter Curbing . Parking areas designed to accommodate 10 or more vehicles shall provide a six-inch wide and six-inch high concrete curb along the outer edge of the parking facility pavement, except where said pavement abuts a fence or wall. Cur...
	I. Heat Island Reduction. In order to reduce ambient surface temperatures in parking areas, at least 50 percent of the areas not landscaped shall be: shaded, of light colored materials with a Solar Reflectance Index of at least 29, or a combination of...
	1. Shade may be provided by canopies, shade structures, trees, or other equivalent mechanism. If shade is provided by trees, the amount of required shading is to be reached within 15 years.

	J. Lighting.  Parking areas designed to accommodate three or more vehicles shall be provided with a minimum of one foot-candle and a maximum of 3.0 foot-candles of light over of the parking and access surface during the hours of use from one-half hour...
	K. Landscaping and Screening.   Parking   areas designed t o accommodate three or more vehicles must be landscaped according to the general standards of Chapter 23.17, Landscaping, as well as the standards of this Subsection.
	1. Landscape Area Required.
	a. Parking Areas Designed to Accommodate 10 to 19 Vehicles. A minimum of eight percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.
	b. Parking Areas Designed to Accommodate 20 or More Vehicles. A minimum of 12 percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.

	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	a. A landscaped area at least seven   feet wide  shall be provided.
	b. Screening a minimum 30 inches in height and consisting of one or any combination of the following methods.
	i. Walls. Low-profile walls located a minimum of four feet from the property line consisting of brick, stone, stucco, or other quality durable material approved by the Director, and including a decorative cap or top finish as well as edge detail at wa...
	ii. Planting. Plant materials consisting of compact evergreen plants that form an opaque screen.
	iii. Berms. Berms a minimum of two feet  in height and planted with appropriate shrubs and ground cover.


	5. Landscaping and Screening Abutting Interior Lot Lines (Nonresidential Lots)
	a. Adjacent to a Residential Zone or Use.   Landscaping and screening shall be provided between any surface parking area and any adjacent lot to a Residential zone or use in compliance with the following:
	i. A landscaped area at least five feet wide shall be provided.
	ii. A six-foot high solid masonry wall shall be located between the landscaped area and the property line of the Residential zone or use.

	b. Adjacent to Any Other Zone or Use. A landscaped area at least three feet wide shall be provided between any surface parking area and any adjacent lot in any district other than Residential for the length of the parking area.

	6. Trees. One 24-inch box size tree shall be provided for each ten parking spaces provided.
	7. Protection of Vegetation.
	a. Clearance from Vehicles. All required landscaped areas shall be designed so that plant materials, at maturity, are protected from vehicle damage by providing a minimum two-foot clearance of low-growing plants where a vehicle overhang is permitted, ...
	b. Planters. All required parking lot landscaping shall be within planters bounded by a concrete curb at least six inches wide and six inches high. Curbs separating landscaped areas from parking areas shall be designed to allow stormwater runoff to pa...

	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...
	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...

	L. Alternative Parking Area Designs. Where an applicant can demonstrate to the satisfaction of the Director that variations in the requirements of this Section are warranted in order to achieve environmental design and green building objectives, inclu...
	M. Maintenance. Parking lots, including landscaped areas, driveways, and loading areas, shall be maintained free of refuse, debris, or other accumulated matter and shall be kept in good repair at all times.


	Chapter 23.21 Signs
	23.21.010 Purpose
	A. Balance public and private objectives by allowing adequate avenues for both commercial and non-commercial messages;
	B. Encourage signs as an effective channel of communication while preventing visual clutter that will detract from the aesthetic character of the City;
	C. Protect and improve the local economy and quality of life by preserving and enhancing the appearance of the streetscape;
	D. Maintain and enhance the City’s appearance by regulating the location, number, type, quality of materials, size, illumination, and maintenance of signs on private properties;
	E. Restrict signs that may create a nuisance to nearby properties, violate privacy, or create hazards or unreasonable distractions for pedestrians or drivers;
	F. Provide clear and unambiguous sign standards that enable fair and consistent enforcement; and
	G. Ensure that the constitutionally guaranteed right of free speech is protected.

	23.21.020 Definitions
	A. Animated Sign. A sign with messages that visually change, or images that move or appear to move, flash on or off, wink or blink with varying light intensity, show motion or create the illusion of motion, or revolve to create an illusion of being on...
	B. Awning Sign. A sign placed on an awning.
	C. Balloon . Any air- or gas-filled device used for the purposes of signage or advertising.
	D. Billboard.  A sign used for general advertising for hire, that is, some or all of the display area is customarily used to display the messages of advertisers or sponsors other than the owner of the sign.
	E. Building Identification Sign. A sign on a building indicating the name of the building or building sponsor.
	F. Canopy Sign. A sign placed on a canopy.
	G. Commercial Message. A message on a sign, or portion of a sign, that promotes, informs, or proposes an economic transaction, primarily concerns the economic interests of the sign sponsor and/or audience, or is intended to further discussion in the m...
	H. Copy. Also called "sign copy." The visually communicative elements mounted on a sign.
	I. Damaged Sign. Any sign with cracked or broken panels, peeling paint, missing letters, or any sign that has been partially destroyed by any cause.
	J. Directional Sign. A sign that directs or guides pedestrian or vehicular traffic and which is non-advertising in nature (e.g., handicapped parking, one-way, exit, and entrance).
	K. Electronic Copy. A sign having the capability of presenting variable message displays by projecting an electronically controlled pattern, and which can be programmed to periodically change the message display
	L. Flag Sign . Any fabric or banner containing distinctive colors, patterns, or design that displays the symbol(s) of a nation, state, local government, company, organization, belief system, idea, or other meaning.
	M. Freestanding Sign. A sign supported by structures or supports that are placed on or anchored in the ground, and which are structurally independent from any building.
	N. General Advertising for Hire. The advertising or promoting of other businesses, establishments or causes using methods of advertising, typically for a fee or other consideration, in contrast to self-promotion or on-site advertising.
	O. Government Sign. A governmental sign for control of traffic and other regulatory purposes, including street signs, danger signs, railroad crossing signs, and signs of public service companies indicating danger and aids to service or safety.
	P. Graffiti. Marks, such as inscriptions, drawings, or designs, which are placed, scratched, etched, painted, or sprayed on public or private property without the owner’s consent.
	Q. Illuminated Sign. A sign with an artificial source of light incorporated internally or externally for illuminating the sign.
	R. Inflatable Sign. A form of inflatable device (e.g., shaped as an animal, blimp, or other object) that is displayed, printed, or painted on the surface of an inflatable background, and is primarily installed outside a building to attract attention t...
	S. Internally Illuminated Sign. A sign that is illuminated by a light source that is contained inside the sign where the message area is luminous, including channel-letter signs.
	T. Master Sign Program. A coordinated sign plan which includes details of all signs (not including exempt or temporary signs) which are or will be placed on a site.
	U. Moving Sign. A sign or any portion thereof that rotates, moves, or appears to move in some manner by mechanical, electrical, natural, or other means.
	V. Non-Commercial Message. A message or image on a sign that directs public attention to or advocates an idea or issue of public interest or concern that does not serve to advertise or promote any business, product, activity, service, interest, or ent...
	W. Nonconforming Sign. A sign lawfully erected and legally existing on the effective date of this Code, but which does not conform to the provisions of this Code.
	X. Pennant. A device made of flexible materials, (e.g., cloth, paper, or plastic) that may or may not contain copy, and which is installed for attracting attention.
	Y. Permanent Sign. A sign that is intended to be and is so constructed as to be of a lasting and enduring condition, remaining unchanged in character, condition (beyond normal wear) and position, and in a permanent manner affixed to the ground, wall, ...
	Z. Portable Sign. A moveable sign that rests on the ground and is not designed to be permanently attached to a building or permanently anchored to the ground, including but not limited to A-frame and H-frame signs.
	AA. Projecting Sign. A sign that projects horizontally from the face of a building.
	BB. Roof Sign. Any sign located on a roof of a building or having its major structural supports attached to a roof that extend above the roofline or parapet.
	CC. Shingle Sign . A sign that is suspended beneath a marquee, covered walkway, canopy, or awning.
	DD. Sign. Any identification, description, illustration, or device illuminated or non-illuminated, and directs attention to a product, service, place, activity, person, institution, business or solicitation, including any permanently installed or situ...
	EE. Sign Area. The area contained within a single continuous perimeter enclosing all parts of such sign copy, excluding any structural elements outside the limits of the sign required to support the sign.
	FF. Sign Face. An exterior display surface of a sign, including non-structural trim, exclusive of the supporting structure. The area of a sign which is available for mounting and public display of the visually communicative image.
	GG. Traffic Sign. A sign for traffic direction, warning, and roadway identification.
	HH. Wall Sign. A sign affixed to and wholly supported by a building in such a manner that its exposed face is approximately parallel to the plane of such building.
	II. Window Sign. A temporary or permanent sign with a single face of copy that is painted or installed on a glass window or door, or located within 12 inches from inside the window, in a manner that it can be viewed from the exterior of a structure.

	23.21.030 Applicability
	A. The provisions of this Chapter apply to all signs in all zones, constructed or physically altered on or after the effective date of this Title, unless otherwise specified.
	1. The provisions of this Chapter shall not be construed to prohibit a person from holding a sign while picketing or protesting on public property that has been determined to be a traditional or designated public forum, so long as the person holding t...
	2. The provisions of this Chapter shall not require alteration of the display of any registered mark, trademark, service mark, trade name, or corporate name that may be associated with or incorporated into a registered mark, where such alteration woul...

	B. Regulatory Interpretations. The provisions of this Chapter shall be applied in a content-neutral manner. Non-communicative aspects of all signs, not related to the content of the sign, shall comply with the provisions of this Chapter. “Non-communic...

	23.21.040 Exemptions
	A. Directional and/or informational signs not more than four square feet in area.
	B. Governmental signs.
	C. Political signs removed within 14 days after the election to which it pertains if election related.
	D. Real estate signs not exceeding 15 square feet in area.
	E. Signs that are in the interior areas of a building and not visible from the exterior of the building.
	F. Warning signs.
	G. Window signs advertising community events sponsored by civic, charitable or nonprofit organizations.
	H. Flag signs erected and located in accordance with the following standards:
	1. Maximum Aggregate Flag Sign Area. The total combined area of all flag signs shall not exceed a maximum of 1½ square feet per linear foot of primary building frontage.
	2. Individual Flag Sign Size. Each individual flag sign shall be at least four square feet in area, but shall be no more than 20 square feet in area.
	3. Height. Flag signs shall be located not lower than eight feet above grade and not higher than 25 feet above grade or the cornice line of the building, whichever is lower.

	I. Construction signs and development project signs not exceeding 40 square feet in size or ten feet in height on parcels less than one acre or 60 square feet in size or 15 feet in height for parcels one acre or larger. A maximum of one non-illuminate...
	J. Additional Exemptions for Residential Zoning Districts. In addition to the signs listed above, the following signs are exempt from the permit requirements of this Chapter when located in Residential Zoning Districts.
	1. Wall signs of a non-advertising nature for residential building identification purposes with a maximum area of six square feet and maximum height of 15 feet .
	2. Off-site portable open house signs and directional signs to open houses. Notwithstanding any other provision contained in this Section, open house and directional signs to real estate “open houses” in any Residential Zone may be placed upon the pub...
	a. Permission of the adjacent property owner must be attained before placing any such signage.
	b. Signage shall be limited to one sign per corner, two signs per intersection, per home or property being advertised.
	c. No sign may be closer than 25 feet to another sign (except governmental signs and on-site real estate signs) regardless of whether it is a real estate or other permitted private sign. No sign may be closer than 15 feet from a driveway approach.
	d. Signage display hours shall be limited to Saturdays, Sundays, and Holidays from 10 a.m. to dusk, or 7 p.m., whichever is earlier.
	e. Open house directional signs shall only be posted on the same day of the open house.
	f. Open house signs shall contain the following information:
	i. Directional arrow(s) to, or address of, the subject property.
	ii. The name of the real estate professional's name and phone number (for identification purposes only, a business card taped to the sign is acceptable).

	g. The message content on the sign shall only relate to an activity actually in progress during the allowable display period.
	h. No sign shall obstruct the safe and convenient use by the public of adjoining sidewalk, curbside parkway, or roadway area.
	i. All signage must be freestanding on stakes in the ground or stand on their own base. Signs may not be placed on utility poles, stop signs, parkway fixtures, fences, walls, trees or other landscaping.
	j. No sign shall exceed three feet in height as measured from the ground to the top of the sign.
	k. No other advertising, flag, pennant, streamer, banner, balloon, or direction sign shall be displayed on public property, except as expressly allowed by this Section.
	l. The real estate professional placing a sign(s) described in this Section shall assume all liability associated with the placement of such sign.
	m. Each sign as permitted in this Section shall be in a neat, clean and safe condition.



	23.21.050 Prohibitions
	A. Animated or Moving Signs. Animated, flashing, blinking, reflecting, revolving, or other similar sign with visibly moving or rotating parts or visible mechanical movement of any kind, except Automatic Changeable Copy and Electronic Message Center Signs
	B. Flags , Balloons, Inflatable Signs, Streamers, Pennants and Other Attention-Getting Devices. Flags, balloons, inflatable signs, streamers, pennants, and other attention-getting devises, made of light-weight fabric or similar material, designed to r...
	C. Portable Signs.
	D. Window Writing. Any sign applied directly on the interior or exterior of a translucent or transparent surface including windows and doors by the use of chalk, felt pen, tempera, grease pencil or similar medium (seasonal holiday displays of a non-ad...
	E. Box, Cabinet, Can Signs. Wall signs in which the sign face is contained within a box constructed of metal, wood, plastic, or other similar material.
	F. Fence Signs.
	G. Painted Signs.
	H. Roof Signs.
	I. Signs Located in the Public Right-of-Way or on Public Property. Other than official government signs,warning signs required by law, or off-site portable open house signs, no inanimate sign can be placed in or project into the public right-of-way or...
	J. Signs Creating Traffic or Pedestrian Safety Hazards.   Signs placed, located, or displayed in such a manner as to constitute a traffic or pedestrian safety hazard shall be prohibited.
	1. Signs that obstruct use of any door, window, or fire escape.
	2. Signs that impede normal pedestrian use of public sidewalks. A minimum unobstructed width of four feet must always be maintained.
	3. Signs that constitute a traffic hazard or obstruct the view of traffic, any authorized traffic sign, or signal device.
	4. Signs that create confusion or conflict with any authorized traffic sign or signal device due to color, location, wording, or use of specific phrases, symbols, or characters.

	K. Signs for Prohibited Uses. A sign displaying a commercial message promoting a business that is a prohibited use and has not been established as a legal nonconforming use.
	L. Unauthorized Signs. Signs shall not be placed on private or public property without the permission of the property owner.

	23.21.060 Sign Measurement
	A. Measuring Sign Area . Building painting, striping, and supporting structures are not included in sign area. The sign area is the total area contained within the smallest rectangular perimeter encompassing the sign, structures, and any background em...
	1. Single-Faced Signs. The sign area is the area of the sign face.
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...

	B. Measuring Sign Height . The height of a sign is the vertical distance from the uppermost point used to measure sign area to the existing grade immediately below the sign.
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...

	C. Measuring Sign Clearance. Sign clearance shall be measured as the smallest vertical distance between finished grade and the lowest point of the sign, including any framework or background embellishments.
	D. Building Frontage. Building frontage shall be measured as the widest lineal dimension, parallel to the ground, of a continuous frontage. A building’s frontage is considered continuous if projections or recesses in a building wall do not exceed 10 f...
	E. Street Frontage. The length of street frontage is measured along the property line adjacent to the public right-of-way.

	23.21.070 General Provisions  for All Sign Types
	A. Applicable Codes. In addition to complying with the provisions of this Section, all signs must be constructed in accordance with the Uniform Building Code, the Uniform Sign Code, the Electrical Code, and all other applicable laws, rules, regulation...
	B. Changes to Copy of Approved Signs. Changes to the copy  of approved signs that were legally established and have not been modified to become illegal are exempt from permitting  pursuant to this Title. Changes to copy do not include changes to the t...
	C. Noncommercial Signs. Non-commercial signs are allowed wherever commercial signage is permitted and are subject to the same standards and total maximum allowances per site or building of each sign type specified in this Chapter. For purposes of this...
	D. Sign Materials. All signs shall be made of sturdy, durable materials.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	2. Fabric. Fabric materials shall be limited to awnings, canopies, flags, and temporary signs.

	E. Changeable Copy.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	a. Permit Required. All automatic changeable copy and electronic message center signs require Minor Use Permit approval, except service and gas station price signs and time and temperature signs.
	b. Display Duration. The display shall change no more frequently than once every eight seconds and must have an unlighted interval between copy displays of 0.3 second or more.
	c. Static Message. Displays  shall contain static messages only, and shall not have movement, or the appearance or optical illusion of movement, of any part of the sign structure, design, or pictorial segment of the sign, including the movement or app...
	d. Automatic Controls. All electronic message displays shall be equipped with automatic controls to allow for adjustment of brightness based on ambient lighting conditions.


	F. Encroachment. Signs mounted on private property shall not project into or above public property or the public right-of-way unless an encroachment permit is granted by the Public Works Department.

	23.21.080 Signage Allowances by Zone District
	1. Permitted for Conditionally Permitted Uses only
	2. Monuments signs allowed only
	3. Temporary Auto Commercial Sign TBD

	23.21.090 Standards  for Specific Sign Types
	A. Wall Signs. Wall signs include any sign attached to or erected against  the wall of a building or structure. Wall signs are subject to the following standards.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	a. Residential Zone Districts. 20 square feet.
	b. Commercial and Mixed Use Zone Districts, Employment Zone Districts
	i. Primary Building Frontage. Two square feet per linear foot of primary building frontage.
	ii. Other Building Frontage. ½ square foot per linear foot of building frontage other than the primary building frontage.


	2. Maximum Sign Height /Placement.
	a. Residential Zone Districts. Signs shall be located on the ground floor not to exceed 15 feet.  Conditionally permitted uses shall locate signs on the second floor or below.
	b. Commercial and Mixed Use, Employment, and Public and Semi-Public Zone Districts. 30 feet.

	3. Location of Sign.
	a. Wall signs shall not cover or interrupt major architectural features, including such features as doors, windows, or tile embellishments.
	b. Wall signs shall not extend higher than the building wall upon which they are attached.
	c. Wall signs for a business shall be placed only on the frontage it pertains to, except Directory signs.


	B.  Freestanding Signs. Freestanding signs are subject to the following standards.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.

	C. Awning and Canopy Signs . Signs painted or printed on awnings, canopies, arcades, or similar attachments or structures are subject to the following standards.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	2. Maximum Sign Height. Awning and canopy signs shall have a maximum height of 14  feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	4. Illumination. Awning and canopy  signs shall not be illuminated.

	D. Projecting and Shingle Signs .  Signs that project horizontally from the exterior wall of a building or are suspended beneath a marquee, covered walkway, canopy, or awning, are subject to the following standards.
	1. Maximum Allowable Sign Area. Twelve square feet.
	2. Maximum Sign Height. 15  feet above finished grade.
	3. Minimum Sign Clearance. Eight feet above finished grade.
	4. Maximum Number of Signs. One for each building frontage or tenant space.
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	6. Projection Allowed.
	a. Projecting Sign. A projecting sign cannot extend more than five feet from the building to which it is attached and must be designed and located so as to cause no harm to street trees. Signs projecting into the public right-of-way are subject to an ...
	b. Shingle Sign. A shingle sign cannot extend further than the outer edge of the  supporting structure from which it is suspended.

	7. Illumination. Projecting and shingle signs shall not be illuminated .

	E. Window Signs.  Signs painted on or otherwise adhered directly onto a window  and signs that block a window in any way are subject to the following standards.
	1. Maximum Allowable Sign Area.
	a. Ground Level. 25 percent of the window area .
	b. Second Level. 10 percent of the window area .

	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.
	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.

	F. Building Identification Signs. Building identification signs are allowed on buildings of at least two stories, subject to the following standards.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	3. Maximum Number of Signs. One per street frontage.

	G. Temporary Signs. Any temporary sign, banner, balloon, pennant, valance  or advertising display that are not otherwise exempt pursuant to Section 23.21.040, Exemptions, may be erected and located in accordance with the following standards.
	1. Temporary Event Association Required. Temporary signs shall be associated with an event of limited duration including, but not limited to, opening of a new business, new services, new ownership, promotional sales, construction, limited time offers,...
	2. Time Limits, Display Duration and Frequency.
	a. Temporary signs may be displayed for a maximum display period of 60 consecutive days, with a minimum of 30 days between the time temporary signage associated with an event is removed and any other temporary sign may be displayed.
	b. Temporary signs shall be removed within 14 days after the conclusion of the event served by the sign.

	3. Maximum Number of Temporary Sign Types. No more than two different types of temporary signs may be displayed on any one site at any one time.
	4. Temporary Sign Types. Only the following temporary sign types are allowed, provided that they conform to the standards of this Section and the following.
	a. Banner Signs .
	i. Maximum Allowable Sign Area. Two square feet per linear foot of primary building frontage. Maximum Number. One banner sign per building frontage not to exceed two banner signs per site.
	ii. Materials. Banner signs must be made of pliable, weather-resistant, and durable material.
	iii. Location.
	(1) Shall be located on private property and attached to the building facade or under-canopy  where the applicant’s business is located.
	(2) Shall n ot be displayed on the roof, obstruct the visibility of any other building sign and may not extend above the parapet line of the building.
	(3) Shall not be displayed in the landscape area, parking lot or fence, unless the applicant’s business site is under active construction or site features renders sign placement on the building physically infeasible, subject to discretionary approval ...

	iv. Attachment.  Banner signs shall be secured to the building facade so as not to cause any safety hazards, obstructions or constitute a nuisance.

	b. Portable signs .
	i. Maximum Allowable Sign Area. 20 square feet.
	ii. Maximum Height. Five feet above grade.
	iii. Maximum Number. One perbusiness.
	iv. Location.  Not to be located on or project over public right-of-way or public property and must be placed immediately adjacent to the business to which it pertains

	c. Window Signs.  Any sign applied directly on the interior or exterior of a transparent window by use of tempera or similar paint medium or professionally printed signs or posters constructed on or of paper or similar material and displayed in or on ...
	i. Maximum Allowable Sign Area. 10 percent of the total translucent or transparent window and door area visible from the exterior of the building.
	ii. Location. Shall not be placed above the second level.

	d. Fin Signs. Fin  signs may only be displayed in association with new construction or as part of a major modification of an existing building's major architectural elements.
	e. Promotional Balloons . Large-scale promotional balloons are subject to the following additional standards.
	i. Maximum Duration . Shall not be displayed for more than seven consecutive days.
	ii. Frequency. Limited to four display periods in any 12-month time period.




	23.21.100 Signs of Special Significance
	A. Signs in the City may be inventoried for their architectural or historic significance whether local, state, or national. Upon application by the owner, any sign properly included in such a significance inventory may be considered by the Design Revi...
	B. The Design Review Board shall review such applications.Signs meeting the following criteria may be designated signs of special significance: Signs of special significance are those of historical and/or architectural significance which directly cont...
	1. Signs constructed at least 30 years ago;
	2. Signs whose design, material(s) and color(s) are consistent with the architectural styles and building-types to which they relate;
	3. Signs which are integral to a building and/or storefront whose design, material(s) and color(s) have not been compromised, to the point that the integrity of the original sign/building/storefront relationship no longer exists; and
	4. Signs which have been properly maintained and repaired, if necessary, by the original owner; or faithfully restored, if there is a new owner.

	C. Designated signs of special significance shall not be removed or abated as provided in Section 23.21.140, Nonconforming Signs, unless upon a finding after a hearing the Design Review Board determines that such exemption will have a significant adve...

	23.21.110 Approval Required
	A. Approval Required. Except as otherwise provided in this Chapter, it is unlawful for any person to affix, place, erect, suspend, attach, construct, structurally or electrically alter (not including a face change of sign copy ), move, or display any ...
	B. Application. Application for sign approval shall be made upon forms provided by the Planning Division and accompanied by the required fee and application materials showing the following:
	1. Site plan showing the location and dimensions of existing structures and the relationship of the proposed sign to the existing structures;
	2. Location, dimension, and design of all existing and proposed signs; and

	C. Any additional application materials necessary as determined by the Director.Review and Decision.
	1. Upon acceptance of a sign application, the Director shall review the request for compliance with the standards and requirements of this Chapter, and with any standards established in a Master Sign Program pursuant to Section 23.21.120, Master Sign ...
	2. The Director’s decision shall clearly state any conditions of approval or reasons for disapproval and applicable appeal provisions.


	23.21.120 Master Sign Program
	A. Purpose. The purpose of a Master Sign Program is to provide a method for an applicant to integrate the design and placement of signs within a project with the overall development design to achieve a more unified appearance.
	B. Applicability.  A Master Sign Program shall be required for projects with four or more non-residential lease spaces
	C. Application. A Master Sign Program application shall contain all written and graphic information needed to fully describe the proposed sign program, including the proposed location and dimension of each sign, as well as proposed color schemes, font...
	D. Review Authority. All Master Sign Programs are subject to review and approval of the Design Review Board for the project with which the signs are associated. A Master Sign Program may be submitted separately or as part of the permit application for...
	E. Design Standards. The Design Review Board shall approve an application for a Master Sign Program if the Master Sign Program is in compliance with the provisions of this Chapter and if the Master Sign Program complies with the following design stand...
	1. The proposed signs are compatible in style and character with any building to which the signs are to be attached, any surrounding structures and any adjoining signage on the site;
	2. Future tenants will be provided with adequate opportunities to construct, erect, or maintain a sign for identification; and
	3. Directional signage and building addressing are adequate for pedestrian and vehicular circulation and emergency vehicle access.


	23.21.130 Sign Maintenance
	A. Any sign or sign structure shall be maintained in good condition, free of graffiti, without rips, tears, broken elements, and similar damage.
	B. All parts, portions, units and materials composing a sign, together with the frame, background, surface, support or enclosure therefore shall be maintained in a safe condition, painted, and adequately protected from weathering with all braces, bolt...
	C. Any sign or sign structure that is sagging, leaning, fallen, decayed, broken, deteriorated, or other dilapidated condition shall be promptly repaired, to the satisfaction of the City, or removed.
	D. Whenever any sign, by virtue of its physical nature and condition, poses an immediate and serious threat to the public safety, the sign may be removed by City personnel, or its physical deficiency cured, to the extent necessary to protect the publi...

	23.21.140 Nonconforming Signs
	A. Signs which are lawfully in existence at the time of the adoption of these regulations and which are neither specifically permitted nor exempted from these regulations are nonconforming signs and shall be removed or brought into conformity with the...
	B. Billboard signs which are lawfully in existence at the time of the adoption of these regulations are exempt from the provisions of this Section. Such signs, if not in accordance with the regulation of this Chapter , need not be removed or brought i...
	C. Signs which become nonconforming as a result of a zone change, annexation or code amendment shall also be subject to the provisions of this Chapter, with the abatement period  commencing from the effective date of the zone change, annexation or ame...
	D. Immediately upon any change, modification or alteration in the building to which any existing nonconforming signs relate, all such signs shall become unlawful and shall be removed or abated as  provided in this Code.
	E. The Community Development Director shall have the authority to grant an exemption to the requirements of this Chapter. Approval of any such exemption shall be based upon a determination there is a strong possibility that displacement of businesses ...
	F. Removal and disposition of abandoned, nonmaintained or illegally installed signs.
	1. Every sign shall be maintained in a safe presentable and good structural material condition at all times, including the replacement of defective parts, painting, repainting, cleaning and other acts required for the maintenance of said sign. If the ...
	2. The Director shall remove or cause the removal of any fixed permanent sign constructed, placed or maintained in violation of this Section after 30 days, following the date of mailing of registered or certified written notice to the owner of the sig...
	3. Signs removed by the Director of Community Development pursuant to this Section shall be stored for a period of 30 days, during which time they may be recovered by the owner upon payment to the City for costs of removal and storage. If not recovere...
	4. Any person having an interest in the sign or the property may appeal the determination of the Director of Community Development ordering removal or compliance by filing a written notice of appeal  with the Planning Commission.


	23.21.150 Nonconforming Signs a Public Nuisance
	23.21.160 Imposition of Assessment and Lien
	A. After the expiration of the applicable amortization  period detailed in Section 23.21.140, Nonconforming Signs, the Director of Community Development or such other City official as may be designated by the City Manager, may order the abatement of t...
	B. If the owner of the sign not in conformance fails to abate the sign by the time specified, the City shall cause notice to be given in the manner provided in Section 23.21.170, Hearing; Notice, for the holding of a public hearing to ascertain whethe...

	23.21.170 Hearing; Notice
	A. Notice of hearing shall be served upon the owner of each of the nonconforming signs and the owner of the property on which the sign is located (in accordance with the provisions of Section 23.21.180, Form of Notice of Hearing) and shall cause a cop...
	B. The notice shall be posted and served at least ten days before the time fixed for the hearing. Proof of posting and service of such notice shall be made by declaration under penalty of perjury filed with the Community Development Department records.

	23.21.180 Form of Notice of Hearing
	23.21.190 Hearing; Conduct
	A. The hearing to determine whether there is a public nuisance due to noncompliance with the sign standards contained in this Chapter and whether non-payment of the late charge authorized by Section 23.21.160, Imposition of Assessment and Lien, consti...
	B. The hearing officer within five working days of the hearing shall give written notice of his decision to the owner of the sign(s) and the owner of the property upon which the sign is located (if different) and to any other person requesting the same.
	C. If no appeal is filed pursuant to Section 23.21.200, Appeal, the decision to abate the sign as a public nuisance and to place a lien on the affected property is final five working days following the issuance of the written notice of the decision.

	23.21.200 Appeal
	A. The sign owner/property owner or any person in possession of the property or claiming any legal or equitable interest therein shall have the right of appeal to the Board of Appeals as established by Chapter 2.22 of the Alhambra Municipal Code.
	B. The appeal shall be filed with the City Clerk within five working days following issuance of the decision of the hearing officer. The appeal shall be in writing and shall state the grounds for the appeal.
	C. The City Clerk shall set the matter for a de novo hearing before the Board of Appeals at a date and time not less than ten nor more than 30 days following the filing of an appeal. The City Clerk shall then notify the appellant by mail of the date a...
	D. The City Council may, by resolution, establish a fee for the processing of an appeal.

	23.21.210 Board of Appeals; Conduct
	A. At the time and place set for an appeal, the Board of Appeals shall review the decision of the hearing officer and shall afford the appellant a reasonable opportunity to be heard in connection therewith.
	B. The Board of Appeals may, by resolution, establish rules of procedure for the conduct of hearing appeals.
	C. The decision of the Board of Appeals shall be final and conclusive. Pursuant to Cal. Civ. Proc. Code § 1094.6, any action to review the decision of the Board of Appeals shall be commenced not later than 90 days after the date the Board of Appeals' ...

	23.21.220 Notice and Recordation of Lien
	A. If no appeal of the decision of the hearing officer is timely filed as provided in this Chapter, or if the final decision of the Board of Appeals has been mailed to the owner of the affected property, the City Manager or his designated representati...
	B. Such notice of lien for recordation shall be in a form substantially as follows:

	23.21.230 Alternate Remedies
	23.21.240 Attorney’s Fees

	Chapter 23.22 Standards for Specific Uses
	23.22.010 Purpose
	23.22.020 Applicability
	A. Each land use and activity covered by this Chapter shall comply with the requirements of the Section applicable to the specific use or activity, in addition to any applicable standard this Title requires in the zoning district where the use or acti...
	B. The uses that are subject to the standards in this Chapter shall be located only where allowed by base zoning district, specific plan, and overlay district use regulations.
	C. The uses that are subject to the standards in this Chapter are allowed only when authorized by the planning permit required by district regulations, such as a Conditional Use Permit, except where this Chapter establishes a different planning permit...

	23.22.030 Accessory Uses
	A. Accessory Dwelling Units
	B. Collection Boxes
	C. Computer Game and Internet Access Centers
	D. Drive Through Facilities
	E. Family Day Care
	F. Home Occupations
	G. On-Sale Alcohol Beverage Establishments
	H. Outdoor Dining and Seating
	I. Outdoor Display and Sales

	23.22.040 Accessory Dwelling Units
	A. Definitions. The following terms when used in this chapter will have the meanings provided in this section.
	1. Accessory Dwelling Unit or ADU. Will have the meaning set forth in Government Code § 65852.2(j), which is: an attached or a detached residential dwelling unit which provides complete independent living facilities for one or more persons, and includ...
	2. Accessory Structure. A structure that is accessory and incidental to a dwelling unit located on the same lot.
	3. Attached ADU. An ADU that is attached to the existing single-family dwelling unit.
	4. Car Share Vehicle Operation. A subscription or membership service that provides automobile reservations for an additional fee to its members on an hourly and/or daily basis.
	5. Conversion ADU. An ADU that is located within the living area of the existing single-family dwelling unit or is a conversion of an accessory structure. For an ADU in the living area of an existing dwelling unit, the entry to the ADU shall be off of...
	6. Detached ADU. An ADU that is detached from the existing single-family dwelling unit.
	7. Junior Accessory Dwelling Unit. A unit that is no more than 500 square feet in size and contained entirely within an existing or proposed single-family residence. A junior accessory dwelling may include separate sanitation facilities, or may share ...
	8. Public Transit. A location, including, but not limited to, a bus stop or train station, where the public may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes, and are available to the public.

	B. Permitted Zones and Lots.
	1. ADUs are permitted on lots zoned to allow single-family or multi-family dwelling residential uses.
	2. ADUs are permitted only on lots with an existing or proposed dwelling.
	3. One accessory dwelling unit and junior accessory dwelling unit per lot with a proposed or existing single-family dwelling may be permitted.
	4. For lots with multi-family dwellings, the following may be permitted:
	a. One attached, detached, or conversion ADU as permitted on lots with single-family dwellings; or
	b. Up to two detached ADUs which shall be subject to a height limit of 16 feet, four-foot rear and side yard setbacks, and a maximum square footage of 800 square feet, and at least one interior ADU and up to 25% of the number of units in the proposed ...

	5. An ADU shall not be counted as a “unit” for density purposes but shall be counted as a “unit” for purposes of compliance with state laws and requirements.

	C. Review Process.
	1. Applications for ADUs or JADUs shall be reviewed and approved ministerially and filed through a building permit application. The application shall be reviewed and approved based on compliance with this chapter and applicable state laws.
	2. The ADU must be designed to be compatible with the main dwelling unit, including, as applicable, the use of the same general architecture, same exterior materials, same or similar roof covering, same or complementary exterior colors, and the same o...

	D. Unit Size and Property Development Standards.
	1. The following size limits apply:
	a. A detached ADU may not exceed 1,200 square feet in area.
	b. An attached ADU shall not exceed 50% of the existing primary dwelling, or 800 square feet, whichever is greater.

	2. The following property development standards apply:
	a. An ADU may be placed anywhere on a residential lot as long as the placement of the ADU meets all development standards of the underlying zone, except as specifically set forth in this chapter.
	b. There shall be at least a four-foot side and rear yard setback for a new attached or detached ADU. No setback shall be required for ADUs created within existing living area, within an accessory structure, or in a new structure created in the same l...
	c. A detached ADU must maintain the required minimum distance between buildings of 6 feet.


	E. Off-Street Parking. Notwithstanding Chapter 23.20, the following parking regulations govern additional parking requirements for ADUs.
	1. Number. The parking requirement for an attached or detached ADU is one open or enclosed parking space.
	2. Location. Required parking spaces may be provided as tandem parking on an existing driveway. Off-street parking is permitted in setback areas in locations determined by the city or through tandem parking, unless specific findings are made that park...
	3. When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an ADU or converted to an ADU, the applicant shall not have to replace those off-street parking spaces for the primary dwelling.
	4. Exemption. No parking is required for an ADU in any of the following instances:
	a. The ADU is located within one-half mile of a public transit stop or station.
	b. The ADU is located on a parcel that has been designated on a local, state, or national register of historic places or districts.
	c. The ADU is a conversion ADU.
	d. When on-street parking permits are required, but not offered to the occupant of the ADU.
	e. When there is a car share vehicle operation parking hub or station located within one block of the ADU.


	F. Owner-Occupancy Requirement.
	1. There shall be no owner-occupancy requirements for ADUs.
	2. Should a lot have a JADU, the applicant for the JADU must be an owner-occupant of either the newly created JADU or the single-family residence.
	3. Upon approval of an ADU application, a deed restriction that provides the following must be recorded with the County of Los Angeles before occupancy and the declaration will be binding on all future owners of the parcel:
	a. Either the main dwelling unit or the JADU will be occupied by the property owner:
	b. The JADU may not be sold separately from the main dwelling unit and underlying parcel.


	G. Building Height. Notwithstanding any other provisions of this code, an ADU must comply with the height requirements of the underlying zone.
	H. Code Compliance. The ADU must comply with all currently-applicable building, health and fire codes, except that an attached or conversion ADU is not required to provide fire sprinklers if sprinklers are not required for the main dwelling unit.
	I. Common Entrance. An attached or conversion ADU may be served either by a common entrance with the main dwelling unit or a separate entrance to the ADU, which must be located on the side or at the rear of the main dwelling unit. No ADU will be requi...
	J. Utilities. An ADU shall be served either by separate meters for water, electric, and gas service or by the main dwelling unit’s meters. An ADU’s sewer service may be provided through the main dwelling unit’s sewer line, provided that the applicant ...

	23.22.050 Adult Businesses
	A. Locational Requirements. Adult businesses shall not be located:
	1. Within 500 feet of any property zoned RL, RM, or RH, or any lot where there is an actual residential use, whether inside or outside the City limits.
	2. Within 500 feet of any publicly recognized place of religious worship, whether inside or outside of the City limits.
	3. Within 500 feet of any public or private school (grades K-12) or child care establishment, whether inside or outside the City limits.
	4. Within 500 feet of any public park or playground, or any City facility, including but not limited to, City hall, the City library, and any police or fire station.
	5. Within 500 feet of any property upon which is located a business with a Type 40, 42, 48 or 61 on-site alcoholic beverage license.
	6. Within 1,000 feet of any other adult business, whether inside or outside the City limits.


	23.22.060 Affordable Housing on Religious Facility Sites
	A. Applicability. Where allowed by the applicable zoning district, a site owned and operated by a religious assembly may develop affordable housing units, subject to the following standards and consistent with Chapter 23.14, Affordable Housing, Densit...
	B. Eligible Sites. The religious facility shall be a nonprofit organization that has owned and operated all parcels proposed for development for a minimum of five years prior to the application date for a proposed affordable housing project. Eligible ...
	1. Parcels developed with an existing religious facility use on-site, or
	2. Parcels in nonresidential or RM zones that are adjacent to or contiguous with a parcel developed with an existing religious facility use.

	C. Density. The maximum residential density is 32 dwelling units per acre.
	1. Affordable housing projects proposing no more than 75 total dwelling units are permitted.
	2. Projects exceeding 75 total dwelling units may be permitted with approval of a Minor Use Permit, consistent with Chapter 23.27, Use Permits.

	D. Development Standards. The development standards of the zoning district shall apply.
	E. Required Daylight Plane. Structures shall not intercept a 30 degree daylight plane inclined inward from a height of six feet above existing grade at the property line when abutting an RL or RM-zoned parcel.
	F. Parking.
	1. The number of existing parking spaces on-site for religious assembly use may be reduced by up to 50 percent to accommodate residential development. The remaining parking may be shared by the religious assembly use and residential use.
	2. The required parking for residential uses shall be one vehicle space per unit, unless the parcel is located within one-half mile walking distance of public transit. "Public transit" means either a high-quality transit corridor as defined in subdivi...

	G. Affordability Requirements.
	1. Rental Housing Units. Rental housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the units shall be rented to Low-Income households; the remaining units shall be rented to workforce income households (earning up to 150% of AMI); and
	b. Income-restricted units for rent shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability .

	2. For-Sale Housing Units. For-sale housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the total number of units in the project shall be sold to moderate-income households; the remaining units shall be sold to workforce income households (earning up to 150% of AMI); or
	b. A minimum of 50 percent of the units shall be sold to low-income households; the remaining units shall be sold to workforce income households (earning up to 150 percent of AMI); and
	c. Income-restricted units for sale shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability ..


	H. Historic Preservation. Projects shall be reviewed to determine historic eligibility and contributing/noncontributing status (if applicable), consistent with any applicable local historic preservation ordinance and the Secretary of the Interior stan...
	I. Review Procedures.
	a. Design Review. Design review pursuant to Chapter 23.26, Design Review, is required.
	b. Existing Use Permits. When a site has an existing Use Permit:
	i. No modifications to existing Use Permits are required for the housing development.
	ii. Operational conditions related to non‐residential uses remain in effect, such as hours of operation, occupancy limits, types of uses, and seats Development standards for "religious facilities with affordable housing" will supersede conditions of a...



	23.22.070 Automobile/Vehicle Sales and Services
	A. Purpose. The purpose of these standards is to preserve the integrity and character of the area in which an automotive/vehicle sales and service establishments located and to assure its compatibility with nearby uses.
	B. Application Review and Findings for Approval. Where Use Permit approval is required for an automobile/vehicle sales and service establishment, the review authority shall only approve a Use Permit upon making the following findings:
	1. The project is designed so that form and scale are harmonious and consistent with the character of the specific site, the adjacent uses and structures, and the surrounding neighborhood.
	2. The site design, including the location and number of driveways, will promote safe and efficient on-site and off-site traffic circulation.
	3. Service bay openings are designed to minimize the visual intrusion on surrounding streets and properties.
	4. Lighting is designed to be low-profile, indirect or diffused and to avoid adverse impacts on surrounding uses.

	C. Conditions of Approval. Conditions of approval may include limitations on operational characteristics of the use; restrictions on outdoor storage and display, location of pump islands, canopies and service bay openings; and/or requirements for buff...
	D. Vehicle Sales and Leasing. Automotive servicing or repair is permitted as an accessory use for vehicle sales and leasing establishments that offer maintenance and servicing of the type of vehicles sold on site.
	E. Vehicle Service and Repair, Major and Minor. Major and minor vehicle service and repair uses, as well as any other uses, such as auto dealerships or service stations, that perform auto servicing as an accessory activity, are subject to the followin...
	1. Service Bays. Openings of service bays shall not face abutting rights-of-way and shall be designed to minimize visual intrusion onto abutting properties.
	2. Work Areas. All work shall be conducted within an enclosed building except: pumping motor vehicle fluids, checking and supplementing various fluids, and mechanical inspection and adjustments not involving any disassembly.
	3. Vehicle Storage. Vehicles being worked on or awaiting service or pick-up shall be stored within an enclosed building or in a parking lot on the property that is screened in compliance with Section TBD .M, Screening. Unattended vehicles may not be p...
	4. Litter. The premises shall be kept in an orderly condition at all times. No used or discarded automotive parts or equipment or permanently disabled, junked, or wrecked vehicles may be stored outside a building.

	F. Service Stations. Service stations and any other commercial use that includes fuel pumps for retail sales of gasoline are subject to the following standards
	1. Location and Site Requirements.
	a. Arterial Street Intersection. New service stations shall be located on an intersection where at least one of the streets is classified as an Arterial Street in the General Plan.
	b. Maximum Number. A maximum of two service stations per intersection is allowed.
	c. Minimum Parcel Size and Frontage. New service stations shall be located on a site at least 20,000 square feet in size and with at least 150 feet of frontage.
	d. Residential Zoning District Adjacency. New service stations shall not be located on a site adjacent to a Residential Zoning District.

	2. Setbacks.
	a. Structures shall be located a minimum of 10 feet from any Residential Zoning District boundary.
	b. Pump islands shall be located a minimum of 20 feet from a street property line. A canopy or roof structure over a pump island may encroach up to 10 feet within this distance.

	3. Access.
	a. There shall not be more than two vehicular access points to any one street.
	b. There shall be a minimum distance of 30 feet between curb cuts along a street frontage.
	c. No driveway may be located closer than five feet to the end of a curb return, or closer than 20 feet to a common property line.
	d. The width of a driveway other than a common driveway may not exceed 35 feet at the sidewalk. A common driveway may not exceed 50 feet in width at the sidewalk.

	4. Number of Pumps. Each new service station shall have at least four fueling dispensers to allow a minimum of eight individual vehicles to be refueled at the same time.
	5. Parking and Storage of Vehicles.
	a. No vehicle may be parked in an unenclosed area of the service station for longer than 24 hours, unless the vehicle is in the process of being serviced, in which case it may be parked for a period of not more than 72 hours.
	b. No vehicles may be parked on public property.
	c. No vehicle may be parked on the premises for the purpose of offering same for sale.

	6. Landscaping. A minimum of 10 percent of the site shall be landscaped in compliance with Chapter 23.17, Landscaping, and the following.
	a. A landscaped planter with a minimum inside width of six feet and enclosed with a six inch high curb shall be provided along interior property lines, except for openings to facilitate vehicular circulation to adjacent properties. Where adjacent to a...
	b. A minimum 200-square-foot planter area shall be provided at the corner of intersecting streets unless a building is located at the corner.
	c. A minimum 50 square-foot planter area shall be located along the building perimeter of the main building fronting on a public street.
	d. Landscaping shall not exceed a height of 30 inches, except for landscaping located next to main structures and along interior property lines.
	e. Additional landscaping may be required to screen the service station from adjacent properties.

	7. Peripheral Wall. A decorative masonry wall at least five feet in height shall be provided along all lot lines adjacent to a Residential Zoning District. The wall shall decrease to a height of 30 inches within the required front yard setback of each...
	8. Restrooms. Restrooms shall be provided, available for customer use during all hours of business, and maintained in a clean and safe manner. All restrooms shall be accessible only from the inside of a building and shall not have independent access t...
	9. Lighting. All light sources, including canopy, perimeter and flood, shall be shielded or recessed so that light is deflected away from adjacent properties and rights-of-way. A photometric study shall be provided to demonstrate compliance with this ...
	10. Location of Activities. All activities and operations shall be conducted entirely within enclosed buildings, except as follows:
	a. The dispensing of petroleum products from pump islands, water, and air; and
	b. The provision of emergency service of a minor nature.

	11. Site Maintenance.
	a. No used or discarded automotive parts or equipment, or permanently disabled, junked or wrecked vehicles may be located outside the main building except within an enclosed refuse storage area.
	b. A refuse storage area, completely enclosed with a masonry wall not less than five feet high and a solid opaque gated opening shall be provided. The enclosure shall be large enough to accommodate standard sized commercial trash bins and shall be loc...

	12. Noise. Noise from bells or loudspeakers shall not be audible from residentially zoned properties or existing residences between the hours of 7 p.m. and 7 a.m. on weekdays and Saturdays, and before 10 a.m. and after 7 p.m. on Sundays.
	13. Retail Food Facility and Convenience Store Standards. The following regulations shall only apply to retail food facilities and convenience stores operated in conjunction with service stations:
	a. The minimum gross floor area of a retail food facility or convenience store shall be 1,000 square feet.
	b. Goods and services available for sale shall be limited to those commonly available in restaurants and/or convenience stores, including prepared foods, packaged goods and beverages, dairy products, household soaps and cleaners, tobacco products, hea...
	c. Arcade and video game machines shall be prohibited.
	d. The sale of alcoholic beverages shall be prohibited.



	23.22.080 Cannabis Facilities, Cultivation, and Deliveries
	A. Definitions. The following words used in this Section are defined as follows:
	1. Cannabis. The meaning set forth in Cal. Bus. & Prof. Code § 26001(f) and includes all parts of the plant Cannabis sativa Linnaeus, Cannabis indica, or Cannabis ruderalis, whether growing or not; the seeds thereof; the resin, whether crude or purifi...
	2. Commercial Cannabis Activity. The meaning set forth in Cal. Bus. & Prof. Code § 26001(k), and as that provision may be amended subsequently.
	3. Commercial Cannabis Facility. Any building, facility, use, establishment, property, or location where any person or entity establishes, commences, engages in, conducts, or carries on, or permits another person or entity to establish, commence, enga...
	4. Cultivation. The meaning set forth in Cal. Bus. & Prof. Code § 26001(l) and includes any activity involving the planting, growing, harvesting, drying, curing, grading, or trimming of cannabis.
	5. Medicinal Cannabis or Medical Cannabis. Cannabis used for medical purposes where that medical use is deemed appropriate and has been recommended by a physician who has determined that the person’s health would benefit from the use of cannabis in th...
	6. MAUCRSA. The Medicinal and Adult-Use Cannabis Regulation and Safety Act as codified in Division 10 of the Cal. Bus. & Prof. Code, as the same may be amended from time to time.
	7. Primary Caregiver. The meaning set forth in Cal. Health & Safety Code §§ 11362.5(e) and 11362.7(d).
	8. Private Residence. A house, an apartment unit, condominium, or other similar dwelling.
	9. Qualified Patient. The meaning set forth in Cal. Health & Safety Code § 11362.7(f).

	B. Purpose and Intent. The purpose and intent of this Section is to prohibit commercial cannabis facilities and to regulate cannabis cultivation, as defined above, within the city limits. It is recognized that it is a federal violation under the Contr...
	C. Commercial Cannabis Facilities and Cannabis Deliveries.
	1. Commercial cannabis facilities are prohibited in all zones in the city. No person or entity may establish or operate a commercial cannabis facility within city limits.
	2. No property owner may allow its property to be used by any person or entity as a commercial cannabis facility.
	3. The delivery of cannabis to any person within the city limits is prohibited, except for deliveries of medicinal cannabis by a primary caregiver to one of the primary caregiver’s qualified patients and these deliveries by the primary caregiver are s...
	a. Deliveries are only permitted to occur from the hours of 7:00 a.m. to 8:00 p.m.;
	b. The delivery must be in an unmarked vehicle; and
	c. Deliveries are only permitted to a private home, apartment or residential condominium.

	4. This Section is not intended to prohibit any commercial or non-commercial cannabis activity that the city is required by state law to permit within its jurisdiction pursuant to MAUCRSA.

	D. Cannabis Cultivation. No person may cultivate cannabis at any location within the city, except that a person may cultivate no more than six living cannabis plants inside a private residence, or inside an accessory structure to a private residence l...
	1. The cultivation occurs in residences and/or accessory structures that are fully enclosed and secured against unauthorized entry. If the accessory structure is a garage, the person cultivating inside that garage must not do so in a way that reduces ...
	2. The owner of the private residence has provided written consent allowing cannabis cultivation to occur at the private residence.
	3. The cultivation complies with all applicable building code requirements set forth in the Alhambra Municipal Code.
	4. There is no use of gas products (CO2, butane, propane, natural gas, etc.) on the property for purposes of cannabis cultivation.
	5. Pursuant to Cal. Health & Safety Code § 11362.2(a)(3), no more than six living plants may be planted, cultivated, harvested, dried, or processed within a single private residence, or upon the grounds of that private residence, at one time.
	6. Indoor grow lights used for cannabis cultivation do not exceed 1,000 watts per light.
	7. Adverse impacts of cannabis cultivation are mitigated so that a public nuisance, as defined by Cal. Civ. Code § 3480, does not exist, including but not limited to adverse impacts of odors or the use or storage of hazardous materials, processes, pro...
	8. A portable, working, fire extinguisher must be kept in the same room or structure where cannabis cultivation is occurring.
	9.  Cannabis and cannabis infused products must be disposed in a secure waste receptacle located on the residential property. Disposed cannabis plants and products must be rendered unusable and unrecognizable by grinding and incorporating cannabis was...

	E. Violation. Violation of any provision of this Section is subject to enforcement remedies and penalties as set forth in Alhambra Municipal Code or applicable law.
	F. Civil Penalties. Any violation of this section is declared to be a public nuisance per se and contrary to the public interest and will at the discretion of the city, be subject to a cause of action for injunctive relief. In addition to any other me...

	23.22.090 Collection Boxes
	A. Intent. The intent of this Section is to impose restrictions and conditions on all collection boxes in the City so that they are, and remain, clean, safe and do not create hazards to pedestrians and to vehicular traffic.
	B. Collection Box Permit. No person shall place, operate, maintain or allow any collection box on any real property within the City without first obtaining an annual permit issued by the Community Development Department. Placement, operation, maintena...
	C. Application for a Permit.
	1. Any person desiring to secure a permit shall make an application to the Community Development Department.
	2. A permit shall be obtained for each collection box proposed to be located within the City.
	3. The application for a permit shall be upon a form provided by the Department and be signed by an individual who is an officer, director, member or manager of an entity applicant. The applicant shall submit the following:
	a. The name, address, email and telephone number of a contact person for all matters relating to the collection box.
	b. The physical address of the real property where the collection box is proposed to be located.
	c. A scaled drawing sufficient to illustrate the proposed location of the collection box on the real property, the dimensions of the proposed collection box and that the location complies with the requirements of this Section.
	d. If not the owner of the real property, an affidavit from the property owner or property manager providing written permission to place the collection box on the property, as well as an acknowledgement from the property owner or property manager of r...
	e. A nonrefundable fee in an amount established by resolution of City Council.
	f. Proof of general liability insurance no less than $1 million per occurrence.

	4. Within 20 days of receiving an application for a permit, the Director shall notify the applicant whether the permit is granted or denied. The Director shall grant a permit if the application is complete and contains no false information, the fee ha...
	5. No person to whom a permit has been issued shall transfer, assign or convey such permit to another person or legal entity.

	D. Requirements for a Permit. A permittee shall operate and maintain, or cause to be operated and maintained, all collection boxes located in the City for which the permittee has been granted a permit as follows:
	1. Collection boxes shall be metal and be maintained in good condition and appearance with no structural damage, holes, peeling paint, or visible rust and shall be free of graffiti.
	2. Collection boxes shall be locked or otherwise secured in such a manner that the contents cannot be accessed by anyone other than those responsible for the retrieval of the contents.
	3. Collection boxes shall be equipped with a safety chute to limit the publics’ access to the box.
	4. Collection boxes shall display the name, address, email, website, and phone number of the operator and any other information as required by applicable law, including but not limited to the California Welfare and Institutions Code in a minimum one-h...
	5. Collection boxes shall be serviced and emptied as needed, but no less frequently than once per week.
	6. The permittee and property owner shall maintain, or cause to be maintained, the area surrounding the collection boxes, free from any junk, debris or other material. The property owner shall be responsible to the extent provided by law for the City’...
	7. Collection boxes shall:
	a. Not be permitted on any land zoned or used for residential purposes;
	b. Not be permitted on any unimproved parcel, nor where the principal use of the land has been closed or unoccupied for more than 30 days;
	c. Not be less than 1,000 feet from another collection box as measured along a straight line from one box to the other. No more than two collection boxes may be located within the same shopping center from the same collection box owner or operator.
	d. Not exceed seven feet in height, six feet in width and six feet in depth;
	e. Not cause a visual obstruction to vehicular or pedestrian traffic;
	f. Not be placed closer than 10 feet from:
	i. A public or private sidewalk except that this provision does not apply to a private sidewalk as long as the private sidewalk maintains a five-foot clearance;
	ii. A public right-of-way;
	iii. A driveway; or
	iv. A side or rear property line of adjacent property zoned or used for residential purposes;

	g. Not cause safety hazards with regard to a designated fire lane or building exit;
	h. Not interfere with an access drive, off-street parking lot maneuvering lane and/or required off-street parking space to an extent which would cause safety hazards and/or unnecessary inconvenience to vehicular or pedestrian traffic or encroach upon ...
	i. Be placed on a level, hard (asphalt or concrete pavers) paved, dust-free surface.


	E. Term of Permit and Renewal of Permit.
	1. The permit year shall begin on February 1 in each year and shall terminate on January 31 of the following calendar year. A biennial permit issued between January 1 and January 31 of any year shall expire on January 31 of the calendar year two years...
	2. A collection box permit shall be renewed biennially. The application for renewal must be filed not later than 30 days before the permit expires, otherwise a new permit application must be submitted. The application for renewal shall be upon a form ...
	3. The Director shall either approve or deny the renewal of a permit within 20 days of receipt of the complete renewal application and payment of the renewal fee. The Director shall grant a permit if the application is complete and contains no false i...
	4. A permit renewal fee set by resolution of the City Council shall be submitted with the application for renewal.
	5. Prior to expiration of the permit, the permittee may voluntarily cancel the permit by notifying the Director in writing of the intent to cancel the permit. The permit shall become void upon the Director’s receipt of a written notice of intent to ca...
	6. The Director shall approve the renewal of a permit if the Director finds that no circumstances existed during the term of the permit which would cause a violation of this Section to exist, and that at the time of submission of the application for r...
	7. If the permit expires and is not renewed, the collection box must be removed from the real property within a maximum of 10 days after expiration of the permit.

	F. Revocation of Permit, Removal of Collection Boxes, and Liability.
	1. The Director shall have the right to revoke any permit issued hereunder for a violation of this Section. Any of the grounds upon which the Director may refuse to issue an initial permit shall also constitute grounds for such revocation. In addition...
	a. A permit for a collection box may be revoked if any governmental authority or agency determines that the collection box has violated the California Consumer Protection Act and/or the Charitable Organizations and Solicitations Act.

	2. Upon revocation, or if appealed, at the conclusion of the appeal, the collection box shall be removed from the real property within 10 days and, if not so removed within the time period, the City may remove, store or dispose of the collection box a...

	G. Penalty and Remedies.
	1. In addition to revocation of permit, any person violating the provisions of this Section may be subject to the issuance of administrative citations, criminal prosecution, or nuisance abatement, as described in this Code.
	2. In addition to the penalty provided above, any condition caused or permitted to exist in violation of the provisions of this Section, or any ordinance, shall be deemed a new and separate offense for each day that such condition continues to exist.
	3. Nothing in this Section shall prevent the City from pursuing any other remedy provided by law in conjunction with or in lieu of prosecuting persons under this Section.
	4. The real property owner and permittee shall be jointly and severally liable for each violation and for payment of any fine and costs of abatement.
	5. All collection boxes existing at the effective date of Ordinance 4678 and in compliance with prior existing ordinances shall be deemed legal nonconforming uses, but shall nevertheless a Collection Box Permit and shall conform to all requirements of...


	23.22.100 Community Gardens
	A. Management. A manager shall be designated for each garden who shall serve as liaison between gardeners, property owner(s), and the City.
	B. Hours of Operation. Gardens shall only be tended between dawn and dusk unless additional hours are approved pursuant to a Minor Use Permit.
	C. Buildings and Structures. Accessory buildings, such as sheds, greenhouses, and hoophouses are allowed and shall comply with the property development standards of the zoning district.
	D. Equipment. Use of mechanized farm equipment is prohibited except as provided below or approved pursuant to a Minor Use Permit.
	1. Heavy equipment may be used initially to prepare the land for gardening.
	2. Landscaping equipment designed for household use is permitted.

	E. Maintenance.
	1. The operator shall be responsible for the overall maintenance of the site and shall remove weeds, debris, etc. in a timely manner.
	2. Soil amendments, composting, and waste material shall be managed and shall not attract nuisance flies or support growth of flies.

	F. Composting.
	1. Compost and compost receptacles shall be located so as not to be visible from a public right-of-way.
	2. Compost and compost receptacles shall be set back a minimum of 20 feet from residential structures.
	3. In Residential Zoning Districts, composting is limited to the materials generated on-site and shall be used on-site.

	G. Utilities. The land shall be served by a water supply sufficient to support the cultivation practices used on the site.
	H. Produce Stands. Produce stands are permitted on the site of a community garden use subject to the following regulations:
	1. Maximum Size. Limited to 120 square feet unless a larger size is approved pursuant to a Minor Use Permit.
	2. Removal. Produce stands shall be dismantled and removed during non-operating hours.
	3. Sales. Product sales are limited to produce grown on-site.
	4. Hours of Operation. Operating hours for produce stand are limited to 8:00 a.m. to 7:00 p.m.


	23.22.110 Condominium Conversions
	A. Purpose. The purpose of these provisions regarding the conversion of apartments to condominiums is:
	1. To reduce the impact on conversions on displaced tenants by providing for relocation assistance and adequate notification;
	2. To promote the safety of conversion projects and correction of Building Code violations;
	3. To upgrade existing residential uses to current Building and Zoning Code standards; and
	4. To provide for purchaser protection.

	B. Application Requirements. In addition to filing a tentative map pursuant to Title 22, Subdivisions, of the Municipal Code, the following plans and reports shall be submitted to the Community Development Department at the time of filing for a conver...
	1. A site plan, to scale, showing all structures, common and private spaces, accessory storage areas, trash areas, laundry facilities, landscaped areas, walls (including heights and materials), and number of dwelling units;
	2. Floor plans, indicating the square footage and number of bedrooms per unit;
	3. Elevation drawings of all structures, showing architectural features, building heights and colors and materials of construction;
	4. A parking plan, showing the number of spaces provided and required, number of covered and uncovered spaces, dimensioned stalls and driveways, and type of surfacing;
	5. A physical elements report, describing the condition of the project's plumbing, electrical, heating, and air-conditioning systems, roof foundation, appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerator...
	6. A statement of reports and improvements proposed for the project and expected time of completion;
	7. A structural pest-control report, indicating the absence or presence of wood-destroying pests or organisms, prepared by a licensed operator;
	8. An acoustical report, prepared by a licensed acoustical engineer, evaluating the noise attenuation characteristics of existing party walls and ceilings. This report shall be based on a sampling of at least 10 percent of the units, but not fewer tha...
	9. A utility metering report, submitted if units are not individually metered, including the feasibility thereof. The report shall be prepared by a registered civil or structural engineer or by a licensed general building contractor, engineering contr...
	10. A report on any soil and geological conditions regarding soil deposits, rock formations, faults, groundwater and landslides affecting the project and a statement regarding any known evidence of soil problems relating to structures. Reference shall...
	11. A copy of the covenants, conditions and restrictions that will apply to the proposed development;
	12. The name and address of each tenant at the time of application submittal;
	13. Evidence that tenants have been notified of the intent to convert 60 days prior to filing of the tentative map and have received a copy of the City's tenant information sheet regarding conversions.

	C. Tenant Notification. Subdividers shall serve each tenant living in a building proposed for conversion to a condominium, community apartment or stock cooperative with those notices required by the laws of the State, a copy of the City's tenant infor...
	D. Relocation Assistance.
	1. The subdivider shall provide relocation assistance to any tenant who was a resident of a building to be converted at least 60 days prior to the filing date of the tentative map as well as on the date of final map approval, and who does not intend t...
	a. The subdivider shall provide each tenant with a complete and current list of available rental units within a three mile radius of the building being converted, which are comparable in size, price and amenities. This list shall be provided with the ...
	b. The subdivider shall provide transportation to locate available rental units for 30 consecutive days for those without transportation, including ambulance service, if necessary.
	c. Any tenant over the age of 62, handicapped as defined in Cal. Health & Safety Code § 50072, disabled as defined in Section 223 of the United States Social Security Act or residing with one or more minor dependent children, shall be given an additio...
	d. A relocation fee equaling twice the monthly rent shall be paid by the subdivider to each rental household at the time the 180-day notice of tenancy termination is given.

	2. The provisions of this Section shall not apply to any tenant who has rented a unit in the apartment complex to be converted less than 60 days prior to filing of the tentative map and has been apprised of the intent to convert, pursuant to Cal. Gov'...

	E. Conditions of Approval. In addition to the requirements of State law and other provisions of this Title, conversion projects shall be subject to the following regulations:
	1. The project shall comply with all Building and Zoning Codes applicable to new residential condominium construction existing at the time of conversion project approval.
	2. No conversion work shall be performed on a unit until all of its tenants have been relocated or unless one of the tenants of a unit has executed an agreement to purchase.
	3. No rent increases may be assessed to tenants who were residents of the proposed conversion project from the time the tentative map is filed, until the unit is sold, or the subdivision is denied or withdrawn.
	4. Gas and electricity shall be separately metered for each unit and provided with a shutoff valve.
	5. A separate water heater shall be provided for each condominium unit.
	6. A warranty, commencing from the date the first unit is sold and terminating one year after the last unit is sold, shall be given to the homeowners association by the subdivider against all defects in the common areas.
	7. The subdivider shall execute and record a covenant and agreement, subject to the approval of the Director, binding the subdivider and any successor in interest, to provide relocation assistance in a manner consistent with Subsection 23.22.110.D, Re...
	8. Permanent mechanical equipment, including domestic appliances shall be shock-mounted.
	9. Appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerators, compactors, hot water heaters, and tanks, air conditioners and fans) with less than two years of useful life, shall be replaced. A warranty, comm...
	10. A Certificate of Occupancy shall be required prior to occupation of any converted unit.
	11. Building plan checks for any conversion projects shall be billed to the subdivider on a time and material basis.
	12. Additional conditions may be imposed which, in the opinion of the review authority, are reasonably related to the purpose of this Section.

	F. Compliance with Conditions. In the event of any noncompliance with any requirements of this Section, the California Government Code, or conditions made a part of the tentative or final subdivision maps, the tentative map and conversion approval may...

	23.22.120 Drive Through Facilities
	A. Required Permit. Drive-through facilities are allowed as accessory uses subject to approval of a Conditional Use Permit pursuant to Chapter 23.27, Use Permits.
	B. Circulation Plan and Queue Analysis. A pedestrian and vehicular circulation plan and queue analysis shall be submitted for approval by the review authority. The plan and analysis shall evaluate the trip generation characteristics of the proposed op...
	C. Drive Aisles. Drive aisles shall be developed in accordance with the following except where modified by the review authority.
	1. A minimum 15-foot interior radius at curves and a minimum 12-foot width is required.
	2. Each drive-in and drive-through entrance and exit shall be at least 100 feet from an intersection of public rights-of-way, measured at the closest intersecting curbs, and at least 25 feet from the nearest curb cut on an adjacent property.
	3. Each entrance to an aisle and the direction of flow shall be clearly designated by signs and/or pavement markings or raised curbs outside of the public right-of-way.
	4. There shall be a minimum waiting lane length of 150 feet from the center of a pick-up area to the point of entry or beginning of the drive aisle.

	D. Landscaping. Each drive-through aisle shall be screened with a combination of decorative walls and landscape to a minimum height of 20 inches to prevent headlight glare and direct visibility of vehicles from adjacent streets and parking lots.
	E. Pedestrian Walkways. Pedestrian walkways shall not intersect drive-through aisles, unless no alternative exists. In such cases, pedestrian walkways shall have clear visibility, emphasized by enhanced paving or markings.

	23.22.130 Emergency Shelters
	A. Purpose. These regulations are intended to establish procedures and standards for emergency shelters in compliance with State law and are not obtrusive or interfering to the general public or adjacent uses for emergency shelters pursuant to Cal. Go...
	B. Location Requirements. Emergency shelters shall be located in compliance with the following.
	1. Emergency shelters shall be located a minimum of 300 from any other emergency shelter and 1,000 feet from any residential care facility, public park, or school.
	2. Emergency shelters shall be located within one-quarter mile of a designated public transportation stop.

	C. Development Standards.
	1. Maximum Stay. No person shall stay within an emergency shelter for more than six months from the date of their acceptance into the emergency shelter. In addition, no person shall be re-admitted to the same emergency shelter within five calendar day...
	2. Maximum Number of Beds. No more than 12 beds shall be provided on the entire property where the emergency shelter is to be located. Beds shall be provided for men and women in separate and secured areas. No such separation shall be required when be...
	3. Maximum Density. The maximum resident density shall be one resident per 150 square feet, up to a maximum of 12 residents.
	4. Waiting Area. If the intake of clients occurs on-site there shall be provided an on-site client intake and waiting area in a location not adjacent to the public right-of-way, that is fully screened from public view, and provides consideration for w...
	5. Operating Hours. Each emergency shelter shall establish and maintain set hours of operation for client intake and discharge. These hours shall be clearly displayed at the entrance to the emergency shelter at all times. In the event an emergency she...
	6. Personal Storage. A private storage area or closet shall be provided with each on-site bed.
	7. Personal Space. A minimum of 30 square feet of personal space shall be allocated for each client bed.
	8. Restroom and Shower Facilities. A communal restroom facility with at least two toilets, one shower, and one sink shall be provided for every 12 clients residing at an emergency shelter.
	9. Common Space. Interior and/or exterior common space for the on-site clients to congregate shall be provided on the property at a ratio of not less than 15 square feet per occupant or a minimum overall area of four hundred square feet, whichever is ...
	10. Outdoor Activities. For the purposes of noise abatement, outdoor activities may only be conducted between the hours of 8:00 a.m. to 8:00 p.m.
	11. Telephones. Each emergency shelter shall provide telephone(s) for the use of the on-site clients.
	12. Laundry Facilities. The emergency shelter shall provide laundry facilities adequate for the number of clients.
	13. Outdoor Storage. Any provision of on-site outdoor storage shall be fully screened from all public rights-of-way and on-site parking lots.
	14. Lighting. Each emergency shelter shall provide exterior lighting on pedestrian pathways and parking lots on the property for safety.
	15. Refuse. There shall be provided a refuse storage area that is completely enclosed with masonry walls not less than five feet high with a solid-gated opening and that is large enough to accommodate a standard sized trash bin adequate for the parcel...

	D. Management and Security Plan. The emergency shelter operator shall submit a management and security plan for review and approval of the Director and the Alhambra Chief of Police. At minimum, the management and security plan shall address the follow...
	1. Staffing plans, including the qualification and responsibilities of all staff members and the number and positions of employees on each shift.
	a. On-site personnel shall be provided during all hours of operation when clients are present.
	b. Service providers shall educate on-site staff to provide adequate knowledge and skills to assist clients in obtaining permanent shelter and income, including referrals to outside assistance agencies.

	2. Provisions for fencing, lighting, video cameras, and any other physical improvements intended to provide or enhance security for residents and staff.
	3. Screening processes of potential clients for admittance eligibility and daily admittance and discharge procedures.
	a. Procedures and policies for screening of potential residents to identify individuals who should be referred to medical facilities, residential care facilities, other service agencies, or law enforcement.
	b. A designated area for on-site personnel shall be located near the main entry to the facility for the purpose of controlling admittance into the facility and providing security.
	c. The emergency shelter operator shall not intake any person as a client of the emergency shelter that the operator knows is wanted by the police or knows has been convicted of committing any violent offense.
	d. The emergency shelter operator shall also conduct a background check on all prospective clients using the Megan’s Law database and restrict client intake in accordance with state and local registered sex offender residency restrictions.

	4. Service providers shall maintain up-to-date information and referral sheets to give clients and other persons who cannot be served by the establishment.
	5. Service providers shall continuously monitor waiting areas to inform prospective clients whether they can be served within a reasonable time. If they cannot be served by the provider because of time or resource constraints, staff shall make informa...
	6. Service providers shall provide for the timely removal of litter attributable to clients on the property and adjacent property under the control of the service provider.
	7. At no time shall any client of an emergency shelter be allowed to keep on-site any alcoholic beverages or store any type of illegal substances, illegal drugs, and/or weapons of any kind. The manager of the emergency shelter shall conduct routine in...
	8. Service providers shall provide the City with the contact information for an individual with the authority to address operational issues.

	E. Compliance with Other Applicable Codes and Regulations. Each emergency shelter shall comply with all applicable local and state health and safety codes such as, but not limited to, the California Building Code, California Fire Code, and California ...

	23.22.140 Family Day Care
	A. Permitted Use. Small and large family day cares are permitted in all zoning districts where residential uses are allowed and are considered residential uses of a property.
	B. Location, Large Family Day Care. Large family day cares are limited to lots located a minimum of 200 feet from any other lot with a large family day care use unless approved by the Planning Commission.

	23.22.150 Farmer’s Markets
	A. Required Permits. The market operator and vendors shall obtain any permits required pursuant to this Title and secure all necessary licenses, certificates and health permits, including permits for street closure, if applicable. All permits (or copi...
	B. Management Plan. A management plan shall be prepared and provided to the Director. The management plan shall include the following:
	1. Identification of a market manager or managers, who shall be present during all hours of operation.
	2. A set of operating rules addressing the governance structure of the market; the method of assigning booths and registering vendors; hours of operation; maintenance; security; refuse collection; and parking.

	C. Hours of Operation. Market activities may be conducted between the hours of 7:00 a.m. and 10:00 p.m. with specific hours and duration to be approved by the City. Set-up of market operations cannot begin more than two hours prior to the operational ...
	D. Waste Disposal. Adequate composting, recycling, and trash containers shall be provided during hours of operation, and shall be removed from site for appropriate disposal. The site shall be cleaned at the end of each day of operations, including the...

	23.22.160 Home Occupations
	A. Purpose. The provisions of this Section are intended to allow the conduct of home enterprises which are incidental to and compatible with surrounding residential uses.
	B. Applicability. This Section applies to home occupations in any residential unit in the City regardless of the zoning designation. It does not apply to family day care, which is regulated separately.
	C. Business License Required. Where applicable, a separate City of Alhambra business license is required for each home occupation.
	D. Operational Standards. Home occupations shall comply with the following operating standards:
	1. Residential Appearance. The residential appearance of the unit within which the home occupation is conducted shall be maintained, and no exterior indication of a home occupation is permitted.
	2. Location. All home occupation activities shall be conducted entirely within the residential unit except the assembly of small craft items or limited storage of materials may occur within a garage or accessory building. Storage shall not interfere w...
	3. Floor Area Limitation. The home occupation shall be confined completely to one room located within the dwelling which space shall not occupy an area equivalent to more than 25 percent of the gross area of one floor thereof, or 100 square feet, whic...
	4. Storage. There shall be no exterior storage of materials, supplies, and/or equipment for the home occupation.
	5. Employees. No employees or independent contractors other than residents of the dwelling unit shall be permitted to work at the location of a home occupation except as otherwise allowed for cottage food operations.
	6. Client Visits.
	a. Clients or customers shall not visit the home occupation between the hours of 10:00 p.m. and 7:00 a.m.
	b. There shall be no more than three clients or customers on the premises at any one time.

	7. Direct Sales Prohibition. Home occupations involving the display or sale of products or merchandise are not permitted from the site except by mail, telephone, internet, or other mode of electronic communication or except as otherwise allowed for co...
	8. Hazardous Materials. Activities conducted and equipment or materials used shall not change the fire safety or occupancy classifications of the premises, nor use utilities different from those normally provided for residential use. There shall be no...
	9. Nuisances. A home occupation shall be conducted such that no offensive or objectionable noise, dust, vibration, smell, smoke, heat, humidity, glare, refuse, radiation, electrical disturbance, interference with the transmission of communications, in...
	10. Vehicles. No vehicle larger than a ¾-ton truck may be used in connection with a home occupation.
	11. Traffic and Parking Generation. Home occupations shall not generate a volume of pedestrian, automobile, or truck traffic that is inconsistent with the normal level of traffic in the vicinity or on the street on which the dwelling is located or whi...
	12. Equipment. There shall be no use of material or mechanical equipment not recognized as being part of the normal household or hobby use
	13. Signs. No signs shall be permitted for a home occupation.

	E. Cottage Food Operations. A cottage food operation is allowed as a home occupation and an accessory use to any legally established residential unit subject to the following standards:
	1. Registration. Cottage food operations shall be registered as “Class A” or “Class B” cottage food operations and shall meet the respective health and safety standards set forth in Section 114365 et seq. of the California Health and Safety Code.
	2. Sales. Sales directly from a cottage food operation are limited to the sale of cottage food products. A cottage food operation shall not have more than $50,000 in gross annual sales in each calendar year.
	3. Operator and Employee Allowed. Only the cottage food operator and members of his or her household living in the unit, as well as one full-time equivalent cottage food employee, may participate in a cottage food operation.
	4. Equipment. Cottage food operations may employ kitchen equipment as needed to produce products for which the operation has received registration, provided that equipment would not change the residential character of the unit, result in safety hazard...

	F. Prohibited Home Occupations. The following specific uses, either by operation or nature, are not incidental to or compatible with residential activities and shall therefore not be permitted as home occupations:
	1. Automobile/vehicle sales and services;
	2. Eating and drinking establishments;
	3. Hotels and motels;
	4. Hospitals and clinics; and
	5. Personal services.


	23.22.170 Live Entertainment
	A. Live entertainment activities shall be conducted indoors, with doors and windows closed, during normal business hours.
	B. No noise created by the live entertainment shall be audible on the exterior of the building.
	C. Live entertainment that is not in compliance with A and B above requires approval of a Conditional Use Permit.

	23.22.180 Neighborhood Commercial Uses in Residential Zones
	A. Applicability. This Section applies to residentially zoned properties with existing commercial uses operating within the confines of a permitted commercial building or structure.
	B. General Requirements.
	1. Permitted Uses. Table 23.22.180 identifies the permitted neighborhood commercial uses within an established neighborhood commercial property.
	2. Conditional Uses. Certain uses may be subject to special conditions regarding the location, operation, design or special permitting requirements of the use. References to these provisions are made in Table 23.22.180.
	3. Prohibited Uses. If a use is not specifically listed in Table 23.22.180, that use is prohibited.  However, the Director of Community Development shall have the authority to determine whether the proposed use shall be permitted or conditionally perm...

	C. Review Process. The Director of Community Development or his/her designee shall have the authority to determine, based on prior building permits, Certificates of Occupancy, business license records, or other evidence if a property improved with com...
	1. Ministerial Reviews. A ministerial review by means of a Zoning Clearance  followed by issuance of a Business License shall be required for all uses listed as “P – Permitted” and “A – Accessory” in the table above.  A ministerial review by means of ...
	2. Discretionary Review. A Conditional Use Permit approved by the Planning Commission pursuant to Chapter 23.27 of this Title shall be required for those uses listed as “CUP – Conditional Use Permit” in the table above. Following approval of the Condi...

	D. Applicable Regulations. A neighborhood commercial use located on a property with permitted commercial improvements that is located in any residential zone shall be subject to all requirements.

	23.22.190 On-Sale Alcohol Beverage Establishments
	A. Restaurants with Beer and Wine. On-sale alcohol beverage establishments operating under an On-Sale Beer and Wine – Eating Place license from the California Department of Alcohol Beverage Control are permitted as accessory to an eating and drinking ...
	B. Other On-Sale Alcohol Beverage Establishments. All other on-sale alcohol beverage establishments require Conditional Use Permit approval.

	23.22.200 Outdoor Dining and Seating
	A. Outdoor Dining and Seating on Private Property.
	1. Applicability. The standards of this Section apply to outdoor dining and seating located on private property. Outdoor dining and seating located in the public-right-of-way is subject to an outdoor dining permit issued by the Public Works Department...
	2. Accessory Use. Outdoor dining and seating shall be conducted as an accessory use to a legally established use that is located on the same lot.
	3. Hours of Operation. The hours of operation are limited to the hours of operation of the associated use.
	4. Maintenance. Outdoor dining and seating areas shall remain clear of litter at all times.

	B. Outdoor Dining and Seating in the Public Right of Way.
	1. Purpose.
	a. The purpose of this Subsection is to establish standards for outdoor dining in conjunction with permanent eating establishments, to accommodate pedestrian circulation and create well-designed and attractive outdoor dining areas.
	b. For the purposes of this Subsection, outdoor dining refers to dining areas located on the public sidewalk.

	2. General Regulations and Design and Operating Standards. An outdoor dining permit may be issued upon approval of the Public Works Director and the Community Development Director, subject to the approval of the City Manager or his or her designee, fo...
	a. General Regulations.
	i. Only establishments that provide full menu service, take out food service and/or specialty food services (e.g., bakeries, ice cream, cookies, yogurt) are permitted to have outdoor dining. Any outdoor dining area must be accessory to an established ...
	ii. Bars, cocktail lounges, temporary or mobile food service providers or vendors are not eligible.
	iii. Each applicant for outdoor dining shall provide a certificate of insurance of general commercial liability insurance for an amount as required by the City Risk Manager, naming the City as an additional insured.
	iv. An application fee shall be paid in the amount as established by resolution of the City Council.
	v. The term of the permit shall be determined by the Community Development Director, subject to the approval of the City Manager or his or her designee to provide periodic review of compliance with the provisions of this Subsection. The maximum term o...

	b. Design and Operating Standards.
	i. Any outdoor dining area shall not extend beyond the boundaries of the street frontage of the business.
	ii. A minimum five foot wide continuous walkway is required, generally parallel and adjacent to the curb line, and entirely outside of the outdoor dining area. Such path shall also have a minimum vertical clearance of eight feet.
	iii. If alcoholic beverages are served, the outdoor dining area must be designated for combined food and beverage service. Food must be purchased in order to purchase alcohol.
	iv. All items placed on the public right-of-way shall be removed each evening when the business closes, except as specifically exempted in the outdoor dining permit.
	v. All outdoor dining areas shall be continuously supervised by management or employees of the business to which they are associated.
	vi. All outside dining areas shall be maintained in a clean and safe manner.
	vii. All items placed on the public right-of-way shall be maintained in good repair and no item may be hazardous to pedestrian or vehicular traffic, or interfere with safe line-of-sight distances as determined by the Public Works Director.
	viii. All entrances and emergency exits shall be kept clear.
	ix. No items may be placed on turf or other planted areas.
	x. There shall be no outdoor storage permitted in conjunction with any outdoor dining area.
	xi. Barriers and Partitions.
	(1) The dining area shall be clearly delineated by either potted plants or planters, or other partitioning material. The height of any partitions shall not exceed 42 inches above the grade and the materials of construction are subject to City approval.
	(2) No barrier is required if the outdoor dining area is limited to one row of tables and chairs adjacent to the building and if no alcoholic beverages are served outdoors.

	xii. No additional signage is permitted in the outdoor dining area. Umbrellas may not display signage or advertisements and must not obstruct the view of pedestrians or the motoring public in such a way as to create a safety hazard.
	xiii. Table lamps or candles are encouraged. Wired electrical facilities are permitted outside the face of the building subject to review and approval of the Building Division. Lighting on the building shall not be glaring to pedestrians on the sidewa...
	xiv. The design, materials and colors used for chairs, tables, lighting and other fixtures including umbrellas and awnings shall be generally consistent both with the architectural style and colors used on the building facade.
	xv. No table, chair, umbrella, awning, planter or other item shall extend or project out from the designated dining area.
	xvi. The outdoor dining area shall be kept clear of litter and food scraps at all times. At the end of the business day, establishments are required to clean (sweep and mop) the area in and around the outdoor dining area.
	xvii. The hours of operation for the outdoor dining area shall not exceed the hours of the associated food service establishment.
	xviii. Outdoor dining areas shall meet all applicable requirements of the Los Angeles County Health Department.
	xix. All outdoor dining areas shall be fully accessible to the handicapped, in compliance with the state disability access regulations.


	3. Permit Procedure and Requirements. Applicants for outdoor dining areas shall submit the following information for review by the Community Development Director and the Public Works Director:
	a. A site plan, drawn to scale, indicating the following:
	i. The address of the site, the name of the associated business, the name(s) of the fronting street(s), the dimensions of the sidewalk area and a north arrow;
	ii. The location, layout and size of the proposed dining area;
	iii. The layout of any tables, chairs, benches and any other items that will be placed in the outdoor dining area;
	iv. The number, size and location of existing trees, tree wells, newspaper racks, poles, signs, bus benches, trash receptacles and any other items on the sidewalk between the building and the curb;
	v. All curb markings, bus loading zones, driveways, wheelchair ramps, meter boxes and utility boxes;
	vi. The location and floor plan of the building, including all doors and windows and any fixtures or building features which project from the face of the building;
	vii. The five foot wide continuous walkway as required in § 23.22.200(B)(2) above.

	b. The hours of operation.
	c. The method of delineation of the dining area.
	d. Name(s) and telephone numbers of the person(s) responsible for the operation of the outdoor dining area.

	4. Findings. The City Manager, the Community Development Director, and the Public Works Director may approve an outdoor dining permit application only when all of the following findings of facts can be made in a positive manner:
	a. That the proposed outdoor dining area is conducted by an existing food service establishment and is accessory thereto.
	b. That the proposed area to be designated for outdoor dining is adequate in size and shape to accommodate the proposed use.
	c. That the proposed use will not adversely affect pedestrian or vehicular traffic or the public health, safety or general welfare.
	d. That the proposed use would not have an adverse effect on adjacent property or the permitted use thereof.
	e. The proposed use is compatible with the quality and character of surrounding development and will visually enhance the appearance of the community.

	5. Conditions of Approval. Conditions of approval may be imposed on any outdoor dining permit to ensure that the proposed use will be in accord with the required standards and findings of this Subsection and to ensure the protection of the public heal...


	23.22.210 Outdoor Display and Sales
	A. Temporary Outdoor Display and Sales. The temporary outdoor display and sale of merchandise shall comply with Section 23.22.250, Temporary Uses, and Chapter 23.28, Temporary Use Permits.
	B. Size. There is no limit on the size of outdoor display areas for vehicle sales and leasing, nursery and garden centers, and building materials sales. For other uses, outdoor display areas 500 square feet or less in size are permitted. Outdoor displ...
	C. Relationship to Main Use. The outdoor display and sales area shall be directly related to a business occupying a primary structure on the subject parcel.
	D. Allowable Merchandise. Only merchandise sold at the business is permitted to be displayed outdoors.
	E. Location. The displayed merchandise shall occupy a fixed, specifically approved and defined location and shall not disrupt the normal function of the site or its circulation and shall not encroach upon parking spaces, driveways, pedestrian walkways...

	23.22.220 Recycling Facilities
	A. Purpose. These regulations are intended to encourage the recycling of reusable materials and provide convenient service locations for the general public as mandated by State law. It is also the intent of this Section to establish minimum standards ...
	B. General Regulations.
	1. Regulations Applicable to All Recycling Facilities.
	a. Location.
	i. There shall be no more than one facility for each site.
	ii. Recycling facilities shall be located a minimum of 150 feet from a Residential Zoning District.
	iii. Recycling facilities shall be located a minimum of 10 feet from any property line or public right-of-way.
	iv. Recycling facilities shall not be located within any required landscape area, driveway, or parking space.
	v. Recycling facilities shall not obstruct pedestrian or vehicular circulation.
	vi. Recycling facilities shall not be within 10 feet of a driveway aisle providing vehicle access in a parking lot.
	vii. Recycling facilities shall be located a minimum of 50 feet from an entrance or operable window of any building, whether on the same property or not.

	b. Screening. Recycling facilities shall be screened from view of the public right-of-way by a minimum six-foot high solid screen or an enclosure.
	c. Registration. Recycling facilities shall be clearly marked with the name and telephone number of the operator. No person shall install or maintain a recycling facility without first registering the facility with the City. Such registration shall be...
	d. Materials.
	i. Recycling facilities shall use receptacles that are constructed and maintained with durable waterproof and rustproof material, covered when not attended, and secure from unauthorized entry.
	ii. No materials shall be stored or placed in a manner so as to cause a public nuisance. All recyclable materials shall be stored in receptacles or in the mobile recycling unit vehicle, and shall not be left outside of receptacles when attendant is no...
	iii. Recycling facilities shall accept only glass, metals, plastic containers, papers and reusable items. Items shall be presorted and shall include non-hazardous materials.

	e. Trash Container. There shall be a minimum of one trash container (separate from the trash container required for the principal use) located near the facility.
	f. Noise. Noise levels shall not exceed 55 dBA as measured at the property line of a residentially zoned or occupied site or at the property line of any site zoned or used for open space purposes. Noise levels shall not exceed 65 dBA as measured at th...

	2. Additional Regulations Applicable to Reverse Vending Machines.
	a. Accessory Use. In the I Zone, reverse vending machines shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, reverse vending machines shall be accessory to a food and beverage retai...
	b. Illumination. Reverse vending machines shall be illuminated to ensure comfortable and safe operation if operating hours are between dusk and dawn.
	c. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	3. Additional Regulations Applicable to Small Collection Facilities.
	a. Accessory Use. In the I Zone, small collection facilities shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, small collection facilities shall be accessory to a food and beverage...
	b. Equipment. Power-driven processing equipment except for reverse vending machines is prohibited.
	c. Parking. One on-site parking space shall be provided for each attendant and/or employee. One on-site parking space shall be provided for each vehicle operated by the facility. The available on-site parking spaces shall not be reduced below the mini...
	d. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use, but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	4. Additional Regulation Applicable to Large Collection Facilities. Customer and employee parking shall be provided at the rate of one parking space per 250 square feet of gross floor area, with a minimum of five parking spaces per business. In additi...

	C. Nonconforming Facilities. Recycling facilities which are lawfully in existence at the time of adoption of these regulations and which are not in compliance are considered nonconforming and shall be removed or brought into conformance within six mon...
	D. Abatement of Facilities.
	1. Whenever the Community Development Director is advised that a recycling facility has been installed or is being maintained in violation of this Section, the Director shall so notify the operator, or in the absence of such information, the property ...
	2. Whenever a recycling facility is impounded pursuant, the recycling facility shall be removed by the Director or his or her designee, and stored in any convenient place. The Director shall notify in writing the registered operator, or in the absence...
	3. Any recycling facility in violation of the provisions of this Section, which violation creates an immediate danger to the health or safety of the public, and which violation cannot be corrected by moving or otherwise repositioning the recycling fac...
	4. Within 14 days of the notice of violation, or notice of removal of a facility summarily impounded, the registered operator or other person who provides satisfactory proof of ownership, may request a hearing. The request shall be in writing, shall s...
	5. Upon receipt of a written request for a hearing, the Director shall schedule the hearing before a hearing officer. The hearing officer shall be the Risk Manager or their designee.
	6. The Director shall provide written notice of the date, time, and place of the hearing, and the identity of the hearing officer. Such notice of hearing shall be served either personally or by mail, postage prepaid, certified, return receipt requeste...
	7. At the hearing any person may present evidence or argument as to whether the facility has violated this Section. Within seven working days after the close of the hearing, the hearing officer shall render a decision in writing. Notice of the decisio...
	8. Unless otherwise specified, all notices shall be sent by registered mail to the registered owner at the address shown on the registration, if such registration has been completed, and at his or her last-known address.
	9. The City may seek recovery of any abatement expenses pursuant to the procedures set forth in Sections 6.26.110 through 6.26.130 and Chapter 6.27, Recovery of Nuisance Abatement Expenses, of the Municipal Code.
	10. The remedies set forth in this Section are not exclusive and do not prevent the City Attorney from commencing a civil or criminal proceeding to abate a public nuisance under applicable Civil or Penal Code provisions as an alternative to the procee...


	23.22.230 Single Room Occupancy
	A. Minimum Size. Each unit shall have at least 150 square feet of floor area. No individual unit may exceed 400 square feet.
	B. Maximum Occupancy. Each unit shall accommodate a maximum of two persons.
	C. Lighting. Exterior lighting shall be provided for the entire outdoor and parking area of the property and shall comply with the requirements of Section 23.10.080, Lighting and Illumination.
	D. Laundry Facilities. Laundry facilities must be provided in a separate enclosed room at the ratio of one washer and one dryer for every 20 units or fractional number thereof, with at least one washer and dryer per floor.
	E. Cleaning Facilities. A cleaning supply room or utility closet with a wash tub with hot and cold running water shall be provided on each floor.
	F. Bathroom. Each unit shall require a separate bathroom containing a water closet, lavatory and bathtub or shower.
	G. Cooking Facilities. Each unit shall require a kitchen sink, functioning cooking appliance and a refrigerator, each having a clear working space of not less than 30 inches in front.
	H. Closet. Each unit shall have a separate closet.
	I. Tenancy. Tenancy of units shall not be less than 30 days or more than 12 months.
	J. Facility Management. An SRO facility with 10 or more units shall provide full-time on-site management. An SRO facility with less than 10 units may provide a management office off-site.

	23.22.240 Telecommunication Facilities
	A. Purpose. To provide a uniform and comprehensive set of standards for the development and installation of facilities related to telecommunication facilities in order to accommodate the needs of residents and businesses while protecting the public he...
	1. Prevent the emergence and proliferation of visual blight along visually significant or visually sensitive corridors within the City of Alhambra;
	2. Recognize the rights of wireless facilities operators and wireless transmission devices under federal law and state law, and harmonize those with the City's interest;
	3. Encourage users of wireless facilities and wireless transmission devices to locate such equipment in areas where any adverse impacts on the community are optimally mitigated and, where possible, encourage users of wireless facilities to collocate t...
	4. Encourage users of wireless facilities, which include accessory equipment, to configure such equipment in a manner that minimizes their adverse visual impact;
	5. Encourage the managed and aesthetically sensitive development of wireless facilities in the City; and
	6. Ensure that approved wireless facilities, wireless transmission devices and related accessory equipment and support structures are constructed and operated in a safe and legally compliant manner.

	B. Definitions. All words and phrases defined below and found in this Section shall be used in the context of the definitions of this Section. Other general terms, unless otherwise defined, shall have the meanings assigned to them in Chapter 23.36, De...
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	6. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	7. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	8. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	9. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Applicability and Exemptions. The requirements of this Section apply to all telecommunication facilities that transmit and/or receive electromagnetic signals, including but not limited to personal communications services (cellular and paging) and r...
	1. Licensed amateur (ham) radio and citizen band operations.
	2. Hand-held, mobile, marine, and portable radio transmitters and/or receivers.
	3. Emergency services radio.
	4. Radio and television mobile broadcast facilities.
	5. Antennas and equipment cabinets or rooms completely located inside of permitted structures.
	6. A single ground- or building-mounted receive-only radio or television antenna not exceeding the maximum height permitted by this Code, including any mast, or a receive-only radio or television satellite dish antenna, subject to the following restri...
	a. Residential Districts.
	i. Satellite Dish One Meter or Less. A satellite dish that does not exceed one meter in diameter, is not located within a required front or street side setback or in front of the primary structure, and for the sole use of a resident occupying the same...
	ii. Satellite Dish Greater than One Meter. A satellite dish that is greater than one meter in diameter, is not located within a required setback, and is screened from view from any public right-of-way and adjoining property.
	iii. Antennas. An antenna that is mounted on any existing building or other structure that does not exceed 25 feet in height. The antenna shall be for the sole use of a resident occupying the same residential parcel on which the antenna is located.

	b. Nonresidential Districts.
	i. Satellite Dish Two Meters or Less. A satellite dish that does not exceed two meters in diameter is permitted on a lot in a nonresidential district so long as it is not located within a required front or street side setback or in front of the primar...
	ii. Satellite Dish Greater than Two Meters. A satellite dish that is greater than two meters in diameter that is not located within a required setback and is screened from view from any public right-of-way and adjoining property.
	iii. Mounted Antennas. An antenna that is mounted on any existing building or other structure when the overall height of the antenna and its supporting tower, pole or mast does not exceed a height of 25 feet or is completely screened by the parapet or...
	iv. Freestanding Antennas. A freestanding antenna and its supporting tower, pole, or mast that complies with all applicable setback requirements when the overall height of the antenna and its supporting structure does not exceed a height of 25 feet.

	c. Undergrounding Required. All wires and/or cables necessary for operation of an antenna shall be placed underground or attached flush with the surface of the building or the structure of the antenna.

	7. Any antenna or wireless communications facility that is exempt from local regulation pursuant to the rules and regulations of the Federal Communications Commission (FCC) or a permit issued by the California Public Utilities Commission (CPUC). The o...
	8. Minor modifications to existing wireless facilities, including replacement in-kind or with smaller or less visible equipment, that meet the standards set forth in this Section and will have little or no change in the visual appearance of the facili...

	D. Permit Requirements.
	1. Replacement, Removal, or Co-location of Transmission Equipment (Eligible Facilities Request, Section 6409 of the Middle Class Tax Relief and Job Creation Act of 2012). The co-location of new transmission equipment, removal of transmission equipment...
	2. Stealth Facilities. Stealth facilities in which the antenna and the support equipment are hidden from view in a structure or concealed as an architectural feature, are permitted in all nonresidential zoning districts. Stealth facilities in Resident...
	3. Co-located Facilities. Permitted by right when proposed to be co-located on a facility that was subject to a discretionary permit issued on or after January 1, 2007 and an environmental impact report was certified, or a negative declaration or miti...
	4. Non-stealth Facilities. Permitted in nonresidential zoning districts subject to Conditional Use Permit approval.

	E. Standards. Telecommunication facilities shall be located, developed, and operated in compliance with all of the following standards and with applicable standards of the zoning district in which they are located.
	1. Location and Siting.
	a. No new freestanding facility, including a tower, lattice tower, or monopole, shall be located within 1,000 feet of another freestanding facility, unless mounting on a building or co-location on an existing pole or tower is not feasible and appropri...
	b. Telecommunication facilities shall meet the setback requirements of the zoning district which they are located.
	c. When feasible, providers of personal wireless services shall co-locate facilities in order to reduce adverse visual impacts. The Community Development Director may require co-location or multiple-user wireless telecommunication facilities based on ...
	d. When determined to be feasible and consistent with the purposes and requirements of this Section, the Community Development Director shall require the applicant to make unused space available for future co-location of other telecommunication facili...

	2. Support Structures. Support structures for telecommunication facilities may be any of the following:
	a. An existing nonresidential building.
	b. An existing structure other than a building, including, but not limited to, light poles, electric utility poles, water towers, smokestacks, billboards, lattice towers, and flag poles.
	c. An alternative tower structure such as a clock tower, steeple, functioning security light pole, functioning recreational light pole, or any similar alternative-design support structure that conceals or camouflages the telecommunication facility. Th...
	d. Existing publicly-owned and operated monopole or a lattice tower exceeding the maximum height limit.
	e. A single pole (monopole) sunk into the ground and/or attached to a foundation. Any new monopole shall be constructed to allow for co-location of at least one other similar communications provider.
	f. A monopole mounted on a trailer or a portable foundation if the use is for a temporary communications facility.

	3. Height Requirements.
	a. Freestanding Antenna or Monopole. All free-standing antennas, monopoles, and lattice towers shall be designed to be the minimum functional height and width required to support the proposed antenna installation, unless it can be demonstrated that a ...
	b. Building-Mounted Facilities. Telecommunication facilities mounted on buildings shall not exceed a height of 10 feet above the height limit of the district or 10 feet above the existing height of a legally established building, whichever is lower, m...
	c. Facilities Mounted on Structures. Telecommunication facilities mounted on an existing structure shall not exceed the height of the existing structure unless camouflaged as part of the structure design, except antennas may extend up to 10 feet above...
	d. Facilities Mounted on Light Poles. A functioning security light pole or functioning recreational light pole shall have a height consistent with existing poles in the surrounding area or height usually allowed for such light poles.

	4. Design and Screening. Telecommunication facility structures and equipment shall be located, designed, and screened to blend with the existing natural or built surroundings, as well as any existing support structures, so as to reduce visual impacts ...
	a. Stealth Facilities. State of the art stealth design technology shall be utilized as appropriate to the site and type of facility. Where no stealth design technology is proposed for the site, a detailed analysis as to why stealth design technology i...
	b. Other Facility Types. If a stealth facility is not feasible, the order of preference for facility type is, based on their potential aesthetic impact: façade-mounted, roof-mounted, ground-mounted, and free-standing tower or monopole. A proposal for ...
	c. Camouflage Design. Telecommunication facilities that are mounted on buildings or structures shall be designed to match existing architectural features, incorporated in building design elements, camouflaged, or otherwise screened to minimize their a...
	d. Equipment Cabinets. Equipment cabinets shall be located within the building upon which antennae are placed, if technically feasible. Otherwise, equipment cabinets, buildings, and associated equipment such as air conditioning units and emergency gen...
	e. Landscaping. Landscaping shall be provided for and maintained to screen any ground structures or equipment visible from a public right-of-way.
	f. Lighting. Artificial lighting of a telecommunication facility, including its components, is prohibited, unless required by the Federal Aviation Administration. A motion-sensor light may be used for security purposes if the beam is directed downward...
	g. Advertising. No advertising shall be placed on telecommunication facilities, equipment cabinets, or associated structures.

	5. Security Features. All facilities shall be designed to minimize opportunities for unauthorized access, climbing, vandalism, graffiti, and other conditions that would result in hazardous conditions, visual blight, or attractive nuisances.
	a. Fencing. Security fencing, if any, shall not exceed the fence height limit of the base district. Fencing shall be effectively screened from view through the use of landscaping. No chain link fences shall be visible from public view.
	b. Maintenance. The permittee shall be responsible for maintaining the site and facilities free from graffiti.

	6. Radio Frequency Standards, Interference, and Noise.
	a. Radio Frequency. Telecommunication facilities shall comply with federal standards for radio frequency emissions and interference. Failure to meet federal standards may result in termination or modification of the permit.
	b. Interference. Telecommunications facilities shall not interfere with public safety radio communications.
	c. Noise. Telecommunication facilities and any related equipment, including backup generators and air conditioning units, shall not generate noise in excess of the limits established in Chapter 18.02, Noise and Vibration Control Regulations, of the Mu...

	7. Co-location. The applicant and owner of any site on which a telecommunication facility is located shall cooperate and exercise good faith in co-locating telecommunication facilities on the same support structures or site. Good faith shall include s...
	a. All facilities shall make available unused space for co-location of other telecommunication facilities, including space for these entities providing similar, competing services. Co-location is not required if the host facility can demonstrate that ...
	b. All co-located and multiple-user telecommunication facilities shall be designed to promote facility and site sharing. Telecommunication towers and necessary appurtenances, including but not limited to parking areas, access roads, utilities, and equ...
	c. No co-location may be required where it can be shown that the shared use would or does result in significant interference in the broadcast or reception capabilities of the existing telecommunication facilities or failure of the existing facilities ...
	d. Failure to comply with co-location requirements when feasible or cooperate in good faith as provided for in this Section is grounds for denial of a permit request or revocation of an existing permit.

	8. Fire Prevention and Emergency Response. All telecommunication facilities shall be designed and operated in a manner that will minimize the risk of igniting a fire or intensifying one that otherwise occurs.
	a. At least one-hour fire resistant interior surfaces shall be used in the construction of all buildings.
	b. The exterior walls and roof covering of all above-ground equipment shelters and cabinets shall be constructed of materials rated as non-flammable in the Building Code.
	c. Monitored automatic fire extinguishing systems shall be installed in all equipment buildings and enclosures.
	d. Openings in all above-ground equipment shelters and cabinets shall be protected against penetration by fire and wind-blown embers to the extent feasible.
	e. Address signs shall be installed in conformance with Fire Chief’s requirements at the entrance off the public way, where needed to provide direction along the access road, and at the facility itself.
	f. A permanent, weather-proof, facility identification sign shall be placed on the gate in the fence or wall around the equipment building, or if there is no fence or wall, next to the door to the equipment shed itself. Said sign shall identify the fa...

	9. Surety Bond. As a condition of approval, an applicant for a building permit to erect or install a telecommunication facility shall be required to post a cash or surety bond in a form and amount acceptable to the City Attorney to cover removal costs...

	F. Required Findings.
	1. General Findings. In approving a telecommunication facility, the review authority shall make the following findings:
	a. The proposed use conforms with the specific purposes of this Section and any special standards applicable to the proposed facility;
	b. The applicant has made good faith and reasonable efforts to locate the proposed facility on a support structure other than a new ground-mounted antenna, monopole, or lattice tower or to accomplish co-location;
	c. The proposed site results in fewer or less severe environmental impacts than any feasible alternative site; and
	d. The proposed facility will not be readily visible or it is not feasible to incorporate additional measures that would make the facility not readily visible.

	2. Additional Findings for Facilities Not Co-Located. To approve a telecommunication facility that is not co-located with other existing or proposed facilities or a new ground-mounted antenna, monopole, or lattice tower, the review authority shall fin...
	a. Would have more significant adverse effects on views or other environmental considerations;
	b. Is not permitted by the property-owner;
	c. Would impair the quality of service to the existing facility; or
	d. Would require existing facilities at the same location to go off-line for a significant period of time.

	3. Additional Findings for Setback Reductions. To approve a reduction in setback, the review authority shall make one or more of the following findings:
	a. The facility will be co-located onto or clustered with an existing, legally established telecommunication facility; and/or
	b. The reduced setback enables further mitigation of adverse visual and other environmental impacts than would otherwise be possible.

	4. Additional Findings for Any Other Exception to Standards. The Planning Commission may waive or modify requirements of this Section upon finding that strict compliance would result in noncompliance with applicable federal or State law.

	G. Vacation and Removal of Facilities.
	1. A carrier using facilities within the City shall provide the City with a copy of the notice to the FCC or California Public Utilities Commission of intent to cease operations at the time such notice is filed.
	2. The operator of a telecommunications facility shall remove all unused or abandoned equipment, antennas, poles, or towers within one year of discontinuation of the use and, if there are no active providers on the facility, the site shall be restored...
	3. If the facilities are not removed within one year, or other period of time as determined in writing by the City, the City may have the facilities removed at the owner’s or carrier’s expense, provided, however, that recovery of expenses shall be lim...
	4. All costs incurred by the City to undertake any work required to be performed pursuant to this Section shall be borne solely by the applicant.


	23.22.250 Temporary Uses
	A. Temporary Uses Not Requiring a Use Permit. The following types of temporary uses may be conducted without a Use Permit. Other permits, such as building permits or business licenses, may be required.
	1. Yard/Garage Sales. Sales of personal property conducted by a resident of the premises with a maximum term of three consecutive days occurring no more than four times a year.
	2. Non-Profit Fund Raising. Fund raising activities by tax exempt organizations pursuant to 501(C) of the Federal Revenue and Taxation Code are allowed in non-residential zones with no limitation on the number of occasions and duration.
	3. Events in Assembly Venues. A permit shall not be required for events which occur in theaters, meeting halls or other permanent public assembly facilities.

	B. Temporary Uses Requiring a Temporary Use Permit. Other temporary uses may be permitted pursuant to Chapter 23.28, Temporary Use Permits, subject to the following standards. Additional or more stringent requirements may be established through the Te...
	1. Real Estate Offices. Real estate offices within approved development projects.
	2. Seasonal Sales. The annual sales of holiday related items such as Christmas trees, pumpkins and similar items may be permitted in accordance with the following standards. This Subsection is only applicable to temporary seasonal sales that are not i...
	a. Time Period.
	i. Seasonal sales associated with holidays are allowed up to a month preceding and one week following the holiday. Christmas tree sales are allowed from Thanksgiving Day through December 31st.
	ii. The subject lot shall not be used for seasonal sales more than two times within the calendar year.

	b. The sale of fireworks shall be in compliance with Chapter 19.01, Sale of Safe and Sane Fireworks, of the Municipal Code.
	c. All items for sale, as well as signs and temporary structures, shall be removed within 10 days after the end of sales, and the appearance of the site shall be returned to its original state.
	d. The property shall not be used in such a manner as to create a nuisance due to noise, dust, litter, or other factors.
	e. The City reserves the right to shut down a temporary seasonal sales operation if the operation is posing safety concerns, has become a nuisance, or has violated any requirements of this Section. All costs associated with the removal and/or abatemen...

	3. Circuses and Carnivals. Circuses and carnivals in compliance with Chapter 5.80, Circuses and Carnivals, of the Municipal Code.
	4. Special Events and Sales. Short-term special events and sales, including mobile vendors, may be permitted in accordance with the following standards:
	a. Location. Events and sales are limited to non-residential zones.
	b. Number. No more than six events or sales at one site shall be allowed within any 12-month period.
	c. Duration. The maximum duration of a single event or sale is four consecutive days with a minimum of 14 days between each event.
	d. Temporary Outdoor Sales. Temporary outdoor sales, including, but not limited to, grand opening events, and other special sales events, are also subject to the following standards:
	i. Temporary outdoor sales shall be part of an existing business on the same site.
	ii. Outdoor display and sales areas shall be located on a paved or other approved hard surfaced area on the same lot as the structure(s) containing the business with which the temporary sale is associated.
	iii. Location of the displayed merchandise shall not disrupt the normal circulation of the site, nor encroach upon driveways, pedestrian walkways, or required landscaped areas, or obstruct sight distances or otherwise create hazards for vehicle or ped...



	C. Temporary Uses Requiring a Minor Use Permit. Other temporary events and special events, outdoor sales, and displays may be allowed with the approval of a Minor Use Permit so long as they are not intended to extend longer than one month and they are...



	Article IV:  Administration and Permits
	Chapter 23.23 Planning Authorities
	23.23.010 Purpose
	23.23.020 City Council
	A. Adopt design guidelines pursuant to Chapter 23.26, Design Review.
	B. Consider and adopt, reject, or modify Planned Developments, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.32, Planned Development.
	C. Consider and adopt, reject, or modify Development Agreements, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.33, Development Agreements.
	D. Consider and adopt, reject or modify proposed amendments to the General Plan, Zoning Code, Zoning Map, specific plans, and environmental documents related to any of the foregoing, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Co...
	E. Hear and decide appeals from decisions of the Planning Commission pursuant to Section 23.24.120, Appeals.
	F. Establish, by resolution, a Municipal Fee Schedule listing fees, charges, and deposits for various applications and services provided, pursuant to this Title.
	G. Make environmental determinations on any approvals within to the City Council’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.

	23.23.030 Planning Commission
	A. Approve, modify, or deny Conditional Use Permits and Variances, pursuant to Chapter 23.27, Use Permits, and Chapter 23.30, Variances.
	B. Make recommendations to the City Council on planned developments , pursuant to Chapter 23.32, Planned Development.
	C. Make recommendations to the City Council on development agreements,  pursuant to Chapter 23.33, Development Agreements.
	D. Make recommendations to City Council on proposed amendments to the General Plan, Zoning Code, and Zoning Map, specific plans, and environmental documents, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map.
	E. Hear and decide appeals from decisions of the Community Development Director, Design Review Board, and the City Art in Public Places Committee, pursuant to Section 23.24.120, Appeals.
	F. Hear and decide proposals to revoke permits, pursuant to Section 23.24.110, Revocation of Permits.
	G. Make environmental determinations on any approvals within the Planning Commission’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.
	H. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.040 Design Review Board
	A. Conduct Design Review and approve, modify, or deny land use projects  pursuant to Chapter 23.26, Design Review.

	23.23.050 Community Development Director
	A. Maintain and administer the Zoning Code, including the processing of applications, abatements, and other enforcement actions.
	B. Interpret the Zoning Code as needed for members of the public and other City Departments.
	C. Prepare rules and procedures necessary for conducting the Director’s business. They may include the administrative details of hearings officiated by the Director (e.g., scheduling, rules of procedure, and recordkeeping). These rules and procedures ...
	D. Issue administrative regulations for the submission and review of applications subject to the requirements of Government Code Section 65950, Deadlines for Project Approval Conformance; Extensions.
	E. Conduct Minor Administrative Review pursuant to Chapter 23.25, Minor Administrative Review.
	F. Approve, modify, or deny Minor Use Permits, pursuant to Chapter 23.27, Use Permits.
	G. Approve, modify, or deny Temporary Use Permits, pursuant to Chapter 23.28, Temporary Use Permits.
	H. Approve, modify, or deny a Modification, pursuant to Chapter 23.29, Modifications.
	I. Approve, modify, or deny requests for Reasonable Accommodation for land use projects, pursuant to Chapter 23.31, Reasonable Accommodation.
	J. Approve, modify, or deny requests for Extensions for land use projects, pursuant to Section 23.24.090, Effect, Expiration and Extension.
	K. Decide requests for Minor Revisions to Approved Permits, pursuant to Section 23.24.100, Revisions to an Approved Permit.
	L. Refer items to the Planning Commission where, in their opinion, the public interest would be better served by a Planning Commission public hearing and action.
	M. Determine whether a project is subject to review under the California Environmental Quality Act and notify the applicant if any additional information is necessary to conduct the review.
	N. Make recommendations to the Planning Commission and City Council on all applications, appeals, and other matters upon which they have the authority and the responsibility to act under this Title.
	O. Investigate and report to the Planning Commission on permit violations when the City has initiated revocation procedures, pursuant to Section 23.24.110, Revocation of Permits.
	P. Delegate administrative functions to members of the Planning Division.
	Q. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.060 Summary of Review Authorities for Decisions and Appeals

	Chapter 23.24 Common Procedures
	23.24.010 Purpose
	23.24.020 Application Forms and Fees
	A. Applicant. The owner of property or the owner’s authorized agent. If the application is made by someone other than the owner or the owner’s agent, proof of the right to use and possess the property as applied for , satisfactory to the Community Dev...
	B. Application Materials.
	1. Application Forms. The Director shall prepare and issue application forms and lists that specify the information that will be required from applicants for projects subject to the provisions of this Title.
	2. Supporting Materials. The Director may require the submission of supporting materials  as part of the application, including but not limited to:  statements, photographs, plans, drawings, renderings, models, material samples and other items necessa...
	3. Availability of Materials. All submitted material becomes the property of the City, may be distributed to the public, and shall be made available for public inspection. At any time, upon reasonable request, and during normal business hours, any per...

	C. Multiple Applications.
	1. Concurrent Filing. An applicant for a project which requires more than one permit (e.g., Tree Permit, Conditional Use Permit, and Design Review, etc.), shall file all related applications concurrently, together with all application fees. The concur...
	2. Concurrent Processing. Multiple applications for the same project shall be processed concurrently and shall be reviewed and decided on by the highest review authority designated for any of the applications.

	D. Application Fees.
	1. Fee Schedule. The Council shall adopt by resolution a Municipal Fee Schedule that that establishes fees for each application, informational materials, penalties, copying, and other such items.
	2. Fee Payment. No application shall be deemed complete, and processing shall not commence on any application until all required fees or deposits have been paid.
	3. Fee Waiver. No fee shall be required when the applicant is the City, or if it is waived under any other provision of the Alhambra Municipal Code.
	4. Refund of Fees. Application fees are non-refundable unless otherwise provided for in the Alhambra Municipal Code or by policy of the Council.


	23.24.030 Review of Applications
	A. Initial Completeness Review. The Director, or designee, shall determine whether an application is complete within 30 days of the date the application is filed and required fee received.
	1. Incomplete Application  . If an application is deemed incomplete, the Director or designee shall provide written notification to the applicant listing the applications for permit(s), forms, information, and any additional fees that are necessary to...
	a. Zoning Code Violations. An application shall not be found complete if conditions exist on the site in violation of this Title or any permit or other approval granted in compliance with this Title, unless the proposed project includes the correction...
	b. Submittal of Additional Information. The applicant shall provide the additional information within the time limit specified by the Director, or designee, which shall be no sooner than 30 days.
	c. Appeal of Determination. Determinations of incompleteness are subject to the provisions of Section 23.24.120, Appeals, except there shall be a final written determination on the appeal no later than 60 days after receipt of the appeal.
	d. Expiration of Application. If an applicant fails to correct the specified deficiencies within the specific time limit, the application shall expire and be deemed withdrawn, unless an extension is granted by the Director. After the expiration of an ...

	2. Complete Application. When an application is deemed complete, the Director or designee shall make a written record  of that date. If an application requires a public hearing, the Director shall schedule it and notify the applicant of the date and t...

	B. Referral of Application. At the discretion of the Director, or where otherwise required by this Title, State or Federal law, any application filed in compliance with this Title may be referred to any City department, public agency, or interest grou...
	C. Extensions. The Director may, upon written request from the applicant and for good cause, grant extensions of any time limit for review of applications imposed by this Title.

	23.24.040 Environmental Review
	23.24.050 Public Notice
	A. Mailed Notice. At least 10 days before the date of the public hearing, or the date of action when no public hearing is required, the Director (or the City Clerk for City Council hearings) shall provide notice by First Class mail delivery to the fol...
	1. The applicant, the property owner, and any occupant of the subject property;
	2. All property owners of record within a minimum 300-foot radius of the subject property as shown on the latest available assessment role or a larger radius or geographical boundary if deemed necessary by the Director to provide adequate public notif...
	3. Any person or group who has filed a written request for notice.

	B. Alternative Method for Large Mailings. If the number of owners to whom notice would be mailed or delivered is greater than 1,000, instead of a mailed notice, notice may, at the discretion of the Director, be provided by either of the following meth...
	1. Placing two display advertisements of at least one-fourth page in the newspaper having the greatest circulation within the affected area by the proposed action and in at least one additional newspaper having general circulation within such area at ...
	2. By placing an insert within any generalized mailing sent by the City to property owners in the area affected by the proposed action, such as billings for City services, at least 10 days prior to the hearing.

	C. Posted Notice. At least 10 days before the date of the hearing, the project site shall be posted by the applicant, to the satisfaction of the Community Development Director, with one or more signs describing the project and advertising the public h...
	D. Newspaper Notice. At least 10 days before the date of the public hearing notice shall be published in at least one newspaper of general circulation in the City.
	E. Contents of Notice. Each notice shall include the following information:
	1. The location of the real property, if any, that is the subject of the application;
	2. A general description of the proposed project or action;
	3. The date, time, location, and purpose of the public hearing or the date of action when no public hearing is required;
	4. The identity of the hearing body or officer; and
	5. The location and times at which the complete application and project file, including any environmental review documentation prepared in connection with the application, may be viewed by the public.

	F. Failure to Notify Individual Properties. The validity of the proceedings shall not be affected by the failure of any property owner, resident, or community organization to receive a mailed notice.

	23.24.060 Conduct of Public Hearings
	A. Generally. Hearings shall be conducted pursuant to procedures adopted by the hearing body. Hearings are not required to be conducted according to technical rules relating to evidence and witnesses.
	B. Scheduling. Hearings before the City Council shall be scheduled by the City Clerk. All other hearings shall be scheduled by the Director.
	C. Presentation. An applicant or an applicant’s representative may make a presentation of a proposed project prior to public testimony. The applicant or applicant’s representative is also provided rebuttal time at the end of the public testimony.
	D. Public Hearing Testimony. Any person may appear at a public hearing and submit oral or written evidence, either individually or as a representative of a person or an organization. Each person who appears at a public hearing representing an organiza...
	E. Time Limits. The presiding officer may establish time limits for individual testimony  and require that individuals with shared concerns select one or more spokespersons to present testimony on behalf of those individuals.
	F. Continuance of Public Hearing. The hearing body may by motion continue the public hearing to a fixed date, time and place, or may continue the item to an undetermined date.
	G. Decision. The public hearing shall be closed before a vote is taken.

	23.24.070 Findings and Decision
	A. Date of Action. The review authority shall decide to approve, modify, revoke, or deny any discretionary permit following the close of the public hearing, or if no public hearing is required, within the time period set forth below.  These deadlines ...
	1. Project Exempt from Environmental Review. Within 30 days of the date the City has determined an application to be complete, a determination must be made whether the project is exempt from Environmental Review per State CEQA requirements.
	2. Project for which a Negative Declaration or Mitigated Negative Declaration is Prepared. Within 60 days of the date a Negative Declaration or Mitigated Negative Declaration has been completed and adopted for project approval, the City shall act on t...
	3. Project for which an EIR is Prepared. Within 180 days from the date the review authority certifies a Final EIR, the City shall act on the accompanying discretionary project.

	B. Notice of Action. After the Director or Planning Commission takes any action to approve, modify, or deny an application that is subject to appeal under the terms of this Title, the Director shall issue a Notice of Action. The Notice shall describe ...
	C. Findings. Findings, when required by State law or this Title, shall be based upon consideration of the application, plans, testimony, reports, and other materials that constitute the administrative record and shall be stated in writing in the resol...

	23.24.080 Conditions of Approval
	A. Scope. The scope of approvals includes only those uses and activities proposed in the application, excluding other uses and activities. Unless otherwise specified, the approval of a new use shall terminate all rights and approvals for previous uses...
	B. Conditions. The site plan, floor plans, building elevations, and/or any additional information or representation, whether oral or written, indicating the proposed structure or manner of operation submitted with an application or submitted during th...

	23.24.090 Effect, Expiration, and Extension
	A. Effective Dates. A decision shall be effective on the date of action except as provided below.
	1. Decisions Subject to Appeal. A final decision on an application for any approval subject to appeal shall become effective after the expiration of the 10-calendar day appeal period following the date of action, unless an appeal is filed. In the even...
	2. Amendments to the Zoning Code or Zoning Map. Amendments to the Zoning Ordinance or Zoning Map shall take effect 40 calendar days after the second reading of the ordinance. In the event an effective date lands on a Saturday, Sunday, or any other day...

	B. Expiration. The review authority, in the granting of any permit, may specify a time, consistent with the purposes of the use and necessary to safeguard the public safety, health and welfare, within which the proposed use must be undertaken and acti...
	C. Exercise of Permit.
	1. Exercise of Planning Approval or Permit. A permit for the use of a building or property is exercised when, if required, a valid City business license has been issued, and the permitted use has commenced on the site.
	2. Exercise of Building Permit. A permit for the construction of a building or structure is exercised when a valid City building permit, if required, is issued, and construction has lawfully commenced.

	D. Extensions. The Community Development Director may approve a one-year extension of any permit or approval granted under this Title upon receipt of a written application with the required fee within the time period specified by the review authority,...
	E. Lapse. When a permit has been exercised, it shall remain valid and in force unless the use or structure authorized by the permit is removed from the site for a period greater than 12 consecutive months, or is abandoned or discontinued for a period ...

	23.24.100 Revisions to an Approved Permit
	A. Minor Revisions. The Community Development Director may approve minor revisions to approved plans and permits that are consistent with the original findings and conditions approved by the Review Authority, do not expand the approved floor area by m...
	B. Major Revisions. A request for revisions to conditions of approval of a discretionary permit, a revision to an approved site plan or building plan that would affect a condition of approval, or a revision that would intensify a potential impact of t...

	23.24.110 Revocation of Permits
	A. Initiation of Proceeding. Revocation proceedings may be initiated by Director.
	B. Public Notice, Hearings, and Action. After conducting a duly-noticed public hearing, the Planning Commission shall act on the proposed revocation, pursuant to Chapter 23.24, Common Procedures.
	C. Required Findings. The Planning Commission may revoke or modify the permit if it makes any of the following findings:
	1. The approval was obtained by means of fraud or misrepresentation of a material fact;
	2. The use, building, or structure has been substantially expanded beyond what is set forth in the permit or substantially changed in character;
	3. The use in question has ceased to exist or has been suspended for 12 months or more;
	4. There is or has been a violation of or failure to observe the terms or conditions of approval, or the use has been conducted in violation of the provisions of this Title, or any applicable local or State law or regulation; or
	5. The use has been conducted in a manner detrimental to the public safety, health and welfare, or to be a nuisance.

	D. Notice of Action. Following Planning Commission action to revoke or modify a permit, the Director shall issue a Notice of Action within five days. The Notice shall describe the Commission’s action with its findings. The Director shall mail notice t...

	23.24.120 Appeals
	A. Applicability . Any action by the Planning Commission or Community Development Director in the administration or enforcement of the provisions of the Zoning Ordinance may be appealed in accordance with this Section.
	1. Appeals of City Art in Public Places Committee. Decisions of the City Art in Public Places Committee regarding development obligations may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	2. Appeals of Community Development Director Decisions. Decisions of the Community Development Director may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	3. Appeals of Design Review Board Decisions. Decisions of the Design Review Board may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	4. Appeals of Planning Commission Decisions. Decisions of the Planning Commission may be appealed to the City Council by filing a written appeal with the City Clerk.

	B. Rights of Appeal. Appeals may be filed by the applicant, the owner of the subject property, or any other person aggrieved by a decision that is subject to appeal under the provisions of the Zoning Code.
	C. Time Limits. Unless otherwise specified in State or federal law, all appeals shall be filed in writing within 10 calendar days of the date which the action was taken. In the event an appeal period ends on a Saturday, Sunday, or any other day the Ci...
	D. Procedures.
	1. Filing.
	a. An appeal shall be filed on a form specified by the Community Development Director and accompanied by the applicable fees. Each appeal shall be accompanied by a filing fee, as established in the Municipal Fee Schedule;
	b. The appeal shall state specifically why a determination or interpretation is not in accordance with the purposes of this Zoning Code, where there was an error or abuse of discretion, where the record includes inaccurate information, or how a decisi...

	2. Proceedings Stayed by Appeal. The timely filing of an appeal shall stay all proceedings in the matter appealed, including the issuance of City building permits and business licenses.
	3. Transmission of Record. The Community Development Director, or in the case of appeals to the City Council, City Clerk, shall schedule the appeal for consideration by the authorized hearing body on the next available agenda. The Director shall forwa...
	4. Public Notice and Hearing. Public notice shall be provided pursuant to Section 23.24.050, Public Notice, and a public hearing shall be provided pursuant to Section 23.24.060, Conduct of Public Hearings. Notice of the hearing shall also be given to ...
	5. Discussion. The discussion of the appeal shall be limited during the public hearing to only those items raised on the appeal application, except as follows:
	a. New items, not identified on the appeal application form, may only be discussed if the appellant demonstrates to the satisfaction of the review authority on the appeal, that:
	i. The new items are based on information that was not known or readily available at the time the appeal was filed; and
	ii. The items do not involve issues that could have been, but were not raised at the original hearing.

	b. The determination of whether the new items will be discussed during the hearing shall be made by the review authority on the appeal and shall be final and binding.

	6. Action. An action to grant an appeal shall require a majority vote of the appeal body members. A tie vote shall have the effect of rejecting the appeal.


	23.24.130 Interpretations and Determinations
	23.24.140 Duty to Indemnify and Defend the City
	23.24.150 Enforcement
	A. Purpose. This Section establishes the responsibilities of various departments, officials and public employees of the City to enforce the requirements of this Title and establishes uniform procedures the City will use to identify, abate, remove, and...
	B. Enforcement. All departments, officials, and public employees of the City vested with the duty or authority to issue permits or licenses shall conform to the provisions of this Title, and shall issue no permit or license for uses, buildings or purp...
	1. The Department of Community Development shall be responsible for monitoring and enforcing the conditions of approval and standards imposed on all land use entitlements granted by the City and this Title. Any use which is established, operated, erec...

	C. Public Nuisance. Any building, structure, or planting set up, erected, constructed, altered, enlarged, converted, moved, or maintained contrary to the provisions of this Title, any use of any land, building, or premises established, conducted, oper...


	Chapter 23.25 Minor Administrative Review
	23.25.010 Purpose
	23.25.020 Applicability
	A. Exceptions. Minor Administrative Review is not required for the continuation of previously approved or permitted uses and structures or uses and structures that are not subject to any building or zoning regulations.

	23.25.030 Review Authority
	23.25.040 Application
	23.25.050 Determination

	Chapter 23.26 Design Review
	23.26.010 Purpose
	A. Promote excellence in site planning and design and the harmonious appearance of buildings and sites;
	B. Ensure that new and altered uses and development will be compatible with the existing and potential development of the surrounding area; and
	C. Supplement other City regulations and standards in order to ensure control of aspects of design that are not otherwise addressed.

	23.26.020 Applicability
	A. Residential Zones. All new uses and structures  within a Residential Zone, including all two-story, second-story or multi-story additions  except as follow:
	1. An alteration or enlargement of an existing dwelling unit which increases the floor area of the dwelling by not more than 50 percent, except second story additions as noted above.
	2. An alteration or enlargement of a garage or carport.

	B. Nonresidential Zones.
	1. New buildings or structures.
	2. Enlargement of an existing building or structure.
	3. Uniform sign plans for multi- tenant buildings.
	4. Exterior alterations visible from a public street and requiring a Building Permit.
	5. Exterior color changes.


	23.26.030 Review Authority
	23.26.040 Application and Processing
	A. Application. Applications for Design Review shall be filed with the Planning Division on the prescribed application forms in accordance with the procedures in Section 23.24.020, Application Forms and Fees.
	B. Timing of Submittal. When a development project requires a Use Permit, Variance, or any other discretionary approval, the Design Review application shall be submitted as a part of the application for the underlying permit, Use Permit, or Variance.
	C. Determination. Within 30 days after a Design Review application is accepted as complete for processing, the Design Review Board shall consider the application and approve, disapprove or conditionally approve the plan in accordance with Alhambra Mun...

	23.26.050 Public Hearing
	23.26.060 Scope of Design Review
	A. Building proportions, massing, and architectural details;
	B. Site design, orientation, location, and architectural design of buildings relative to existing structures on or adjacent to the property, topography, and other physical features of the natural and built environment;
	C. Size, location, design, development, and arrangement of on-site parking and other paved areas;
	D. Exterior materials and color as they relate to each other, to the overall appearance of the project, and to surrounding development;
	E. Height, materials, design, fences, walls, and screen plantings;
	F. Location, design, and type of landscaping, including selection and size of plant materials, and hardscape; and
	G. Size, location, design, color, lighting, and materials of all signs.

	23.26.070 Design Review Criteria
	23.26.080 Appeals; Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Design Review decisions are subject to the appeal provisions of Section 23.24.120, Appeals.
	B. Expiration, Extensions and Revisions. Design Review approval is effective and may only be extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Design Review approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.27 Use Permits
	23.27.010 Purpose
	23.27.020 Applicability
	23.27.030 Review Authority
	A. Conditional Use Permits. The Planning Commission shall act as the review authority for Conditional Use Permits based on consideration of the requirements of this Chapter.
	B. Minor Use Permits. The Community Development Director shall act as the review authority for Minor Use Permits based on consideration of the requirements of this Chapter. The Director may refer any application for a Minor Use Permit for a project th...

	23.27.040 Application
	23.27.050 Public Notice and Hearing
	A. Conditional Use Permits. All applications for Conditional Use Permits require public notice and hearing before the Planning Commission pursuant to Chapter 23.24, Common Procedures.
	B. Minor Use Permits. All applications for Minor Use Permits require public notice pursuant to Section 23.24.050, Public Notice. A hearing on a Minor Use Permit shall occur only when a hearing is requested by the applicant or other interested person(s...

	23.27.060 Required Findings
	A. The  proposed use is allowed within the applicable zone and complies with all other applicable provisions of this Title and all other titles of the Alhambra Municipal Code;
	B. The proposed use is consistent with the General Plan and any applicable specific plan;
	C. The proposed use will not be averse to the public health, safety, or general welfare of the community, nor detrimental to surrounding properties or improvements;
	D. The proposed use complies with any design or development standards applicable to the zone or the use in question, unless waived or modified pursuant to the provisions of this Title;
	E. The design, location, size, and operating characteristics of the proposed activity are compatible with the existing and reasonably foreseeable future land uses and circulation in the vicinity; and
	F. The site is physically suitable for the type of the use being proposed, including access, utilities, and the absence of physical constraints.

	23.27.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purpose of the zone in which the project is located;
	C. Achieve the findings for a Use Permit listed in Section 23.27.060, Required Findings; or;
	D. Mitigate any potentially significant impacts identified because of environmental review conducted in compliance with the California Environmental Quality Act.

	23.27.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Use Permit decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Use Permit approvals may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Use Permit approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.28 Temporary Use Permits
	23.28.010 Purpose
	23.28.020 Review Authority
	23.28.030 Application
	23.28.040 Required Findings
	A. That the operation of the requested use at the location proposed and within the time period specified will not jeopardize, endanger or otherwise constitute a menace to the public health, safety or general welfare;
	B. That the proposed site is adequate in size and shape to accommodate the temporary use;
	C. That the proposed safe is adequately served by streets or highways having sufficient width and improvements to accommodate the kind and quantity of traffic that such temporary use will or could reasonably generate;
	D. That adequate temporary parking to accommodate vehicular traffic to be generated by such use will be available either on-site or at alternate locations acceptable to the Director;
	E. That the use would not jeopardize the public peace, safety or general welfare, or be injurious or detrimental to properties adjacent to, or in the vicinity of, the proposed location of the activity.

	23.28.050 Conditions of Approval
	A. Provision of temporary parking facilities, including vehicular access and egress.
	B. Regulation of nuisance factors such as, but not limited to, the prevention of glare or direct illumination of adjacent properties, noise, vibrations, smoke, dust, dirt, odors, gases, and heat.
	C. Regulation of temporary buildings, structures and facilities, including placement, height and size, location of equipment and open spaces, including buffer areas and other yards.
	D. Provision of sanitary and medical facilities.
	E. Provision of solid waste collection and disposal.
	F. Provision of security and safety measures.
	G. Regulation of signs.
	H. Regulation of operating hours and days, including limitation of the duration of the temporary use to a shorter time period than that requested.
	I. Submission of a performance bond or other surety devices to ensure that any temporary facilities or structures used for such proposed temporary use will be removed from the site within a reasonable time following the event and that the property wil...
	J. Submission of a site plan indicating any information required by this Chapter.
	K. Requirement that the approval of the Temporary Use Permit is contingent upon compliance with applicable provisions of other ordinances.
	L. Such other conditions which will ensure the operation of the proposed temporary use in an orderly and efficient manner and in accord with the intent and purpose of this Chapter.


	Chapter 23.29 Modifications
	23.29.010 Purpose
	23.29.020 Applicability
	A. Height, Yard, and Lot Area. Relief from height, yard, and lot area requirements, not to exceed 20 percent of the requirement.
	B. Fence, wall or hedge height requirements.

	23.29.030 Review Authority
	A. Concurrent Processing. If a request for a Modification is being submitted in conjunction with an application for another approval, permit, or entitlement that requires Planning Commission action, it shall be heard and acted upon at the same time an...

	23.29.040 Application
	23.29.050 Public Notice
	23.29.060 Required Findings
	A. There are no alternatives to the requested modification that could provide an equivalent level of benefit to the applicant with less potential detriment to surrounding owners and occupants or to the public; and
	B. The granting of the requested modification would not be detrimental to the health or safety of the public or the occupants of the property or result in a change in land use or density that would be inconsistent with the requirements of this Title.

	23.29.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purposes of the zone in which the project is located;
	C. Achieve the findings for a Modification granted; or
	D. Mitigate any potentially significant impacts identified because of review conducted in compliance with the California Environmental Quality Act (CEQA).

	23.29.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Modification decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Modifications may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Modification approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.30 Variances
	23.30.010 Purpose
	23.30.020 Applicability
	23.30.030 Review Authority
	23.30.040 Application
	23.30.050 Public Notice and Hearing
	A. Public Notice. An application for a Variance shall require a public notice prior to the Planning Commission decision, pursuant to Section 23.24.050, Public Notice.
	B. Public Hearing. An application for a Variance shall require a public hearing before the Planning Commission, pursuant to Section 23.24.060, Conduct of Public Hearings.

	23.30.060 Required Findings
	A. There are special circumstances or conditions applicable to the property, including size, shape, topography, location or surroundings, and the strict application of this Title to the property deprives the property of privileges enjoyed by other pro...
	B. The granting of the application will not be detrimental or injurious to property or improvements in the vicinity, and will not be detrimental to the public health, safety, general welfare or convenience; and
	C. The granting of the Variance will be consistent with the general purposes and objectives of this Title, any applicable specific plans, and the General Plan.

	23.30.070 Conditions of Approval
	23.30.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Variance decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Variances may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Variance approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.31 Reasonable Accommodation
	23.31.010 Purpose
	23.31.020 Applicability
	A. A request for Reasonable Accommodation may be made by any person with a disability, their representative, or any other entity, when the application of zoning law or other land use regulation, policy, or procedure acts as a barrier to fair housing o...
	B. A person with a disability is a person who has a physical or mental impairment that limits or substantially limits one or more major life activities, anyone who is regarded as having this type of impairment, or anyone who has a record of this type ...
	C. A request for Reasonable Accommodation may include a change or exception to the practices, rules, and standards for the development, siting, and use of housing or housing-related facilities that would eliminate regulatory barriers and provide a per...

	23.31.030 Notice of Availability
	23.31.040 Review Authority
	23.31.050 Application
	A. A description of how the property will be used by the disabled individual(s);
	B. The basis for the claim that the Fair Housing Laws apply to the individual(s) and evidence satisfactory to the Director supporting the claim, which may include a letter from a medical doctor or other licensed health care professional, a handicapped...
	C. The specific reason the requested accommodation is necessary to make particular housing available to the disabled individual(s); and
	D. Verification by the applicant that the property is the primary residence of the person for whom reasonable accommodation is requested.

	23.31.060 Procedures
	23.31.070 Required Findings
	A. The parcel and/or housing, which is the subject of the request for reasonable accommodation, will be used by an individual protected under the Fair Housing Laws.
	B. The request for reasonable accommodation is necessary to make specific housing available to one or more individuals protected under the Fair Housing Laws.
	C. The requested reasonable accommodation will not impose an undue financial or administrative burden on the City.
	D. The requested accommodation will not require a fundamental alteration of the zoning or building laws, policies and/or other procedures of the City.

	23.31.080 Conditions of Approval
	23.31.090 Appeals, Expiration, Extensions, and Revisions
	A. Appeals. Reasonable Accommodation decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Reasonable Accommodations may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures. A Reasonable Accommodation shall terminate if the accommodation is no longer required, or...


	Chapter 23.32 Planned Development
	23.32.010 Purpose
	23.32.020 Applicability
	23.32.030 Procedures
	A. Review Authority. A PD Overlay District  must be adopted by the City Council. A public hearing before the Planning Commission is required prior to City Council review; and the Planning Commission shall make a recommendation to the City Council.
	B. Review Procedures.
	1. PD Overlay District. An application for a PD Overlay District shall be processed as an amendment to the Zoning Map, according to the procedures of Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map, and shall include a PD Pl...
	2. PD Plan. The PD Plan shall be processed in the same manner as a Conditional Use Permit application, pursuant to Chapter 23.27, Use Permits, except the City Council shall be the review authority.
	3. Tentative Subdivision Map. When a PD requires the submission of a tentative subdivision map, this map and all supporting documents shall be prepared and submitted concurrently with the application of the PD.

	C. Initiation. An application for a PD Overlay District may be initiated by any qualified applicant identified in Section 23.24.020, Application Forms and Fees, the Community Development Director, or by a motion of the City Council or Planning Commiss...
	D. Application Contents. A qualified applicant shall apply for a PD Overlay District on a form prescribed by the Planning Division accompanied by the required fee. The Planning Division may require an applicant to submit additional information and sup...

	23.32.040 Required Findings
	A. The proposed development is consistent with the General Plan and any applicable specific plan, including the density and intensity limitations that apply;
	B. The subject site is physically suitable for the type and intensity of the land use being proposed;
	C. Adequate transportation facilities and public services exist or will be provided in accord with the conditions of development plan approval, to serve the proposed development; and the approval of the proposed development will not result in a reduct...
	D. The proposed development will not have a substantial adverse effect on surrounding land uses and will be compatible with the existing and planned land use character of the surrounding area;
	E. The development generally complies with applicable adopted design guidelines; and
	F. The proposed development is demonstratively superior to the development that could occur under the standards applicable to the underlying base zoning district, and will achieve superior community design, environmental preservation and/or substantia...

	23.32.050 Conditions
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies that the City has adopted;
	B. Achieve the general purposes of this Title or the specific purpose of the zoning district in which the project is located;
	C. Achieve the findings listed above; or
	D. Mitigate any potentially significant impacts identified as a result of review conducted in compliance with the requirements of the California Environmental Quality Act.

	23.32.060 Expiration and Extension
	A. Expiration.
	1. PD Plan. A PD Plan shall expire two years after the effective date unless actions specified in the conditions of approval have been taken, or a building permit has been issued and construction diligently pursued. An approved PD Plan may specify a d...
	2. Tentative Subdivision Map. Where a tentative subdivision map has been approved in conjunction with a PD Plan, the PD Plan shall expire upon the expiration of the tentative map.
	3. Phased Development. If the applicant intends to develop the project in phases, and the Review Authority approves phased development, the PD Plan shall remain in effect so long as not more than one-year lapses between the end of one phase and the be...

	B. Extension. The Community Development Director may approve extensions of time for PD Plans, including those approved by the Planning Commission or City Council, in accordance with the following:
	1. Such extensions shall be approved only when it is found that the circumstances under which the permits were granted have not substantially changed.
	2. Such extensions shall be approved for not more than two years.


	23.32.070 Amendments of Approved Plans
	A. Amended Plans. Amendments to a PD Overlay District or PD Plan may be requested by the applicant or its successors. Amendments to the approved Plan shall be classified as major or minor amendments. Upon receipt of an amendment application, the Commu...
	B. Major Amendments. Major Amendments to an approved PD Overlay District or PD Plan shall be considered by the City Council at a duly noticed public hearing. An amendment will be deemed major if it involves one or more of the following changes.
	1. A change in the boundary of the PD Overlay District;
	2. An increase or decrease in the number of dwelling units for the PD Overlay District that is greater than the maximum or less than the minimum stated in the PD Plan;
	3. An increase or decrease in the floor area for any non-residential land use that results in the floor area exceeding the minimum or maximum stated in the PD Plan;
	4. Any change in land use or density that is likely to negatively impact or burden public facilities and utilities infrastructure;
	5. Any change in land use or density that is likely to negatively impact or burden circulation adjacent to the PD Overlay District or to the overall major street system; or
	6. Any other proposed change to the PD Plan or the conditions of approval that substantively alters one or more of its components as determined by the Community Development Director.

	C. Minor Amendments. Amendments not meeting one or more of the criteria listed in 23.32.070.B above shall be considered minor if they are consistent with and would not change any original condition of approval. Minor Amendments may be approved by the ...


	Chapter 23.33 Development Agreements
	23.33.010 Purpose
	23.33.020 Applicability
	A. The City incorporates by reference the provisions of Government Code Sections 65864-65869.5. In the event of any conflict between those statutory provisions and this Chapter, the statutes shall control.
	B. A Development Agreement may be considered for a proposed development that will require a developer to make a substantial investment at the early stages of the project for planning and engineering for the entire project and for public facilities and...

	23.33.030 Application
	23.33.040 Public Notice and Hearing
	A. Planning Commission.
	1. Notice. Public notice of hearings by the Planning Commission for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to ...
	2. Hearing. The Planning Commission shall conduct a public hearing for making recommendations to the City Council in conformance with the provisions of Section 23.24.060, Conduct of Public Hearings.
	3. Recommendation to Council. Following the public hearing, the Planning Commission shall make a written recommendation on the proposed Development Agreement. The Director shall transmit the Planning Commission’s written recommendation and complete re...

	B. City Council.
	1. Notice. Public notice of hearings by the City Council for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to provide...
	2. Hearing. After receiving the report from the Planning Commission but no later than the time specified by Section 65943 of the Government Code, the City Council shall hold a public hearing in conformance with the provisions of Section 23.24.060, Con...
	3. Decision. After the City Council completes the public hearing, the City Council shall approve, modify, or deny the Development Agreement. Approval of a Development Agreement shall be by ordinance. The ordinance shall refer to and incorporate by ref...


	23.33.050 Required Findings

	Chapter 23.34 Amendments to the General Plan, Zoning Text, and Zoning Map
	23.34.010 Purpose
	A. Amendments to the General Plan, to address changes in State or Federal law and problems and opportunities that were unanticipated at the time of adoption or the last amendment; and
	B. Amendments to the Zoning Code and Zoning Map, whenever the public necessity, convenience, general welfare, or good practice justify such amendment, consistent with the General Plan.

	23.34.020 Applicability
	A. All proposals to change the text of the General Plan and the maps that illustrate the application of its provisions; and
	B. All proposals to change the text of this Zoning Code or to revise a zone or boundary line shown on the Zoning Map.

	23.34.030 Review Authority
	23.34.040 Initiation of Amendment
	23.34.050 Procedures
	A. Application. A qualified applicant shall submit an application accompanied by the required fee, pursuant to Chapter 23.24, Common Procedures. The Community Development Director may require an applicant to submit such additional information and supp...
	B. Staff Report. The Community Development Director shall prepare a report and recommendation to the Planning Commission on any amendment application. The report shall include, but is not limited to, a discussion of how the proposed amendment meets th...
	C. Public Hearing and Notice. All Amendments to the General Plan, Zoning Code , and Zoning Map shall be referred to the Planning Commission, which shall conduct at least one public hearing on any proposed amendment. At least 10 days before the date of...

	23.34.060 Planning Commission Hearing and Recommendation
	A. Planning Commission Hearing. Before submitting a recommendation report to the City Council, the Planning Commission shall conduct at least one public hearing in accordance with Section 23.24.060, Conduct of Public Hearings.
	B. Recommendation to City Council. Following the public hearing, the Planning Commission shall make a recommendation on the proposed amendment to the City Council. Such recommendation shall include the reasons for the recommendation, findings related ...

	23.34.070 City Council Hearing and Action
	A. City Council Hearing. After receiving the recommendation from the Planning Commission, the City Council shall hold a hearing in accordance with Section   23.24.060, Conduct of Public Hearings. The notice for the hearing shall include the Planning C...
	B. City Council Action. After the conclusion of the hearing, the City Council may approve, modify, or deny the proposed amendment. If the Council proposes any substantial revision not previously considered by the Planning Commission during its hearing...

	23.34.080 General Plan Consistency Required for Zoning Amendments


	Article V:  Terms and Definitions
	Chapter 23.35 Use Classifications
	23.35.010 Residential Uses
	23.35.020 Public/Semi-Public Uses
	23.35.030 Commercial Uses
	23.35.040 Industrial Uses
	23.35.050 Transportation, Communication, and Utility Uses

	Chapter 23.36 Definitions
	23.36.010 “A” Terms.
	A. Abutting. Having a common boundary.
	B. Access. The place or way through which pedestrians and/or vehicles must have safe, adequate, and usable ingress and egress to a property or use.
	C. Accessory Building. See “Building, Accessory”.
	D. Accessory Structure. See “Structure, Accessory”.
	E. Accessory Use. See “Use, Accessory”.
	F. Adjacent. Directly abutting, having a common boundary or property line, or contiguous to.
	G. Adjoining. See “Abutting”.
	H. Agent or Authorized Agent. Any person who can show certified written proof that they are representing and acting in the place of another person or individual.
	I. Aggrieved Person. Any person who, in person or through a representative, appeared at a City public hearing in conjunction with a decision or action appealed or who, by other appropriate means prior to a hearing, informed the local government of the...
	J. Alley. A public or private way, other than a street, which is designated as an alley by the City, reserved primarily for secondary vehicular access to abutting lots.
	K. Alteration. Any change, addition, or modification that changes the exterior architectural appearance or materials of a structure or object. Alteration includes changes in exterior surfaces, changes in materials, additions, remodels, demolitions, an...
	L. Apartment Unit. One or more rooms with private bath and kitchen facilities comprising an independent rental unit.
	M. Applicant. The person, partnership, corporation, or state or local government agency applying for a permit, certificate, zoning approval, or other entitlement.
	N. Architectural Feature. An exterior building feature, including a roof, walls, windows, doors, porches, posts, pillars, recesses or projections, and exterior articulation or walls, and other building surfaces.
	O. Assessed Value. The value as shown on the current equalized assessment role in effect of the time of the making of the determination of the assessed value.
	P. Assessor. The Tax Assessor of the County of Los Angeles.
	Q. Attached Building or Structure. See “Building, Attached” and “Structure, Attached”.
	R. Awning. A roof-like cover that projects from the wall of a building for the purpose of shielding a doorway or window from the elements.

	23.36.020 “B” Terms.
	A. Balcony. A platform that projects from the wall of a building 30 inches or more above grade that is accessible from the building’s interior, is not accessible from the ground, and is not enclosed by walls on more than three sides.
	B. Basement. The portion of building between the floor and ceiling which has more than 50 percent below the natural or finished grade of the exterior ground surface.
	C. Bedroom. Any room having the potential of being a bedroom and meeting the standards of the Building Code as a sleeping room.
	D. Block. All property fronting on one side of a street between an intersection and intercepting streets or between a street and a waterway, dead-end street, major easement or right-of-way, or unsubdivided land. An intercepting street shall only deter...
	E. Breezeway. A structure with two sides open which connects two buildings.
	F. Buffer. An open area or barrier used to separate potentially incompatible activities and/or development features; for example, a required setback to separate an area of development from environmentally sensitive habitat, to reduce or eliminate the ...
	G. Building. Any structure having a roof supported by columns or walls and intended for the shelter, housing, or enclosure of persons, animals or property of any kind.
	1. Building, Accessory. A detached, subordinate building used only as incidental to the principal building, structure, or use on the same lot.
	2. Building, Attached. A building which has a common wall with another building or structure.
	3. Building, Detached. A building which does not have a common wall with another building or structure.
	4. Building, Nonconforming. A building, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Building, Principal. A building in which a principal use of the parcel on which it is located is conducted.

	H. Building Code. Any ordinance or regulations of the City governing the type and method of construction of buildings and structures, including sign structures and any amendments thereto and any substitute therefor including, but not limited to, the C...
	I. Building Face. The general outer surface of the structure or walls of a building. Where bay windows or pillars project beyond the walls, the outer surface of the windows or pillars is considered to be the face of the building.
	J. Building Footprint. See “Footprint”.
	K. Building Frontage. See “Frontage, Building”.
	L. Building Height. See “Height”.
	M. Building Site. A lot or parcel of land occupied or to be occupied by a building or group of buildings.

	23.36.030 “C” Terms.
	A. California Environmental Quality Act (CEQA). Public Resources Code §§21000, et seq. or any successor statute and regulations promulgated thereto (14 California Code of Regulations §§15000, et seq.) that require public agencies to document and consi...
	B. Camper. As defined in the California Vehicle Code.
	C. Canopy. A roofed shelter projecting over a sidewalk, driveway, entry, window, or similar area that may be wholly supported by a building or may be wholly or partially supported by columns, poles, or braces extending from the ground.
	D. Carport. An accessible and usable covered space enclosed on not more than two sides, designed, constructed, and maintained for the parking or storage of one or more motor vehicles.
	E. Cellar. See “Basement”.
	F. Change of Use. The replacement of an existing use on a site, or any portion of a site, by a new use, or a change in the type of an existing use; does not include a change of ownership, tenancy, or management associated with a use for which the prev...
	G. City. The City of Alhambra.
	H. City Council. The City Council of the City of Alhambra.
	I. Clerk. The City Clerk of the City of Alhambra.
	J. Commercial Vehicle. Defined in the California Vehicle Code. Pickup trucks and vans not exceeding one-ton rated capacity and which are used primarily for private noncommercial purposes are not considered commercial vehicles.
	K. Commission. See “Planning Commission”.
	L. Common Area. The entire project area, excepting all units or areas granted or reserved for the exclusive occupancy of a tenant and/or condominium unit owner.
	M. Community Apartment Project. Development of real property in which an undivided interest in the land is coupled with the right to the exclusive occupancy of a designated apartment located thereon and which is legally defined by applicable State law.
	N. Community Development Director. The Community Development Director of the City of Alhambra or their designee.
	O. Compatible. That which is harmonious with and will not adversely affect surrounding buildings and/or uses.
	P. Condition of Approval. A performance standard, required change in a project, environmental mitigation measure, or other requirement imposed by the decision-making body to alter or modify a project in any manner from the description in the applicati...
	Q. Conditional Use. A use that is generally compatible with other uses permitted in a zone, but that requires individual review of its location, design, configuration, and intensity and density of use and structures, and may require the imposition of ...
	R. Conditionally Permitted. Permitted subject to approval of a Use Permit.
	S. Condominium. A building or group of buildings in which units are owned individually and the structure, common areas, and facilities are owned by all the owners on a proportional, undivided basis and which is legally defined by applicable State law.
	T. Condominium Association. The association which administers and maintains the common property and common elements of a condominium and which is legally defined by applicable State law.
	U. Conversion Project. The conversion of apartment units into condominiums, community apartments, or stock cooperatives.
	V. County. The County of Los Angeles.

	23.36.040 “D” Terms.
	A. Deck. A platform, either freestanding or attached to a building that is supported by pillars or posts.
	B. Demolition. The intentional destruction and removal of 50 percent or more of the enclosing exterior walls and 50 percent of the roof of any structure.
	C. Density. The number of dwelling units per acre of land.
	D. Detached Building. “See Building, Detached”.
	E. Detached Structure. “See Structure, Detached”.
	F. Development. Any manmade change to improved or unimproved real estate, including but not limited to the division of a parcel of land into two or more parcels; the construction, reconstruction, conversion, structural alteration, relocation, or enlar...
	G. Development Agreement. An agreement between the City and any person having a legal or equitable interest in real property for the development of such property, and which complies with the applicable provisions of the Government Code for such develo...
	H. Development Permit. Any permit issued by the city for the construction of real property improvements. Development permits include grading permits, encroachment permits, use permits, tentative maps, planned development permits and building permits. ...
	I. Director. The Community Development Director of the City of Alhambra or their designee.
	J. District. See “Zone”.
	K. Driveway. An accessway that provides direct vehicular access for vehicles between a street and the parking or loading facilities located on an adjacent property.
	L. Dwelling Unit. One or more rooms designed, occupied, or intended for occupancy as separate living quarters, with full cooking, sleeping, and bathroom facilities for the exclusive use of a single household.

	23.36.050 “E” Terms.
	A. Easement. A portion of land created by grant or agreement for specific purpose; an easement is the right, privilege or interest which one party has in the land of another.
	B. Effective Date. The date on which a permit or other approval becomes enforceable or otherwise takes effect, rather than the date it was signed or circulated.
	C. Electrical Code. Any ordinance of the City regulating the alteration, repair, and the installation and use of electricity or electrical fixtures.
	D. Emergency. A sudden unexpected occurrence demanding immediate action to prevent or mitigate loss or damage to life, health, property, or essential public services.
	E. Emergency Vehicle. A self-propelled vehicle or trailer used in the discharge of duties of public districts, agencies or departments, or privately-owned public utilities responsible for fire prevention and control, policing, sanitation, sewerage, dr...
	F. Environmental Impact Report (EIR). An Environmental Impact Report as required under the California Environmental Quality Act (CEQA).
	G. Environmental Review. An evaluation process pursuant to CEQA to determine whether a proposed project may have a significant impact on the environment.
	H. Equipment. Non-vehicular items such as, but not limited to, boats, campers, camper shells, tents and related camping supplies, tools, machinery, aircraft, barrels, drums, large cans or containers and parts related to these items.
	I. Erect. To build, construct, attach, hang, place, suspend, or affix to or upon any surface. Such term also includes the painting of wall signs.
	J. Explosives. Any explosive substance as defined in Cal. Health & Safety Code §12000.

	23.36.060 “F” Terms.
	A. Façade. The exterior wall of a building exposed to public view or that wall viewed by persons not within the building.
	B. Family. One or more persons living together in a single household unit, with common access to, and common use of, all living and eating areas and all areas and facilities for the preparation and storage of food; who share living expenses, including...
	C. Feasible. Capable of being accomplished in a successful manner within a reasonable period of time, taking into account economic, environmental, social, and technological factors.
	D. Fence. Any horizontal or vertical structural device forming a physical barrier intended to enclose areas, separate properties, retain soil materials, and provide security; or as defined by the Building Official. Fences may also be walls, hedges, an...
	E. Firearms. Any device designed to be used as a weapon or modified to be used as a weapon, from which a projectile is expelled through a barrel by the force of an explosion or other form of combustion.
	F. Floor Area. The total horizontal area of all floors below the roof and within the outer surface of the walls of a building or other enclosed structure unless otherwise stipulated. See also Subsection 23.02.030.E, Determining Floor Area.
	G. Floor Area Ratio (FAR). The ratio of the total floor area of all buildings on a lot to the lot area or building site area. See also Subsection 23.02.030.F, Determining Floor Area Ratio.
	H. Foot-Candle. A quantitative unit of measure for luminance. One foot-candle is equal to the amount of light generated by one candle shining on one square foot surface located one foot away. It is equal to one lumen uniformly distributed over an area...
	I. Footprint. The horizontal area, as seen in plan view, of a building or structure, measured from the outside of exterior walls and supporting columns, and excluding eaves. See also Subsection 23.02.030.G, Determining Lot Coverage.
	J. Freeway. A multilane State or Interstate highway for through traffic with full control of access and with grade separations at all intersections and railroad crossings, and to which highway the owners of abutting lands have no right of easement or ...
	K. Frontage, Building. The face of a building that is parallel to or is at a near parallel angle to a street.
	L. Frontage, Street. That portion of a lot or parcel of land that borders a public street. Street frontage shall be measured along the common lot line separating said lot or parcel of land from the public street, highway, or parkway.

	23.36.070 “G” Terms.
	A. Garage. An accessory structure or portion of a principal structure, enclosed on three or more side and containing accessible and usable enclosed space designed, constructed, and maintained for the parking and storage of one or more motor vehicles.
	B. General Plan. The General Plan of the City of Alhambra.
	C. Glare. The effect produced by a light source within the visual field that is sufficiently brighter than the level to which the eyes are adapted, such as to cause annoyance, discomfort, or loss of visual performance and ability.
	D. Government Code. The Government Code of the State of California.
	E. Grade. The location of the ground surface.
	1. Grade, Existing or Natural. Ground elevation prior to any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.
	2. Grade, Finished. Final ground elevation after the completion of any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.

	F. Grading. Any stripping, cutting, filling, or stockpiling of earth or land, including the land in its cut or filled condition.
	G. Ground Floor. The first floor of a building other than a basement that is closest to finished grade.

	23.36.080 “H” Terms.
	A. Hazardous Materials. Any material, including any substance, waste, or combination thereof, which because of its quantity, concentration, or physical, chemical, or infectious characteristics may cause, or significantly contribute to, a substantial p...
	B. Heat. Thermal energy of a radioactive, conductive, or convective nature.
	C. Height. The vertical distance from a point on the ground below a structure to a point directly above. See also Subsection 23.02.030.C, Measuring Height.
	D. Home Occupation. A commercial use conducted on residential property by the inhabitants of the subject residence, which is incidental and secondary to the residential use of the dwelling.
	E. Household. See “Family.”

	23.36.090 “I” Terms.
	A. Illegal Use. Any use of land or building that does not have the currently required permits, and was originally constructed and/or established without permits or approvals required for the use at the time it was brought into existence.
	B. Improvement. An object affixed to the ground other than a structure.
	C. Impervious Surface. Any surface or natural material that does not allow for the passage of water through the material and into the underlying soil.
	D. Incidental Use. See “Use, Incidental”.
	E. Income Levels. Income levels for households whose gross incomes do not exceed the qualifying extremely low, very low, low, and moderate -income limits established in § 6932 of the California Code of Regulations, and amended periodically based on th...
	1. Extremely Low Income Household. Under 30 percent of area median income, adjusted for household size appropriate for the unit.
	2. Very Low Income Household. 30 to 50 percent of area median income, adjusted for household size appropriate for the unit.
	3. Low Income Household. 50 to 80 percent of area median income, adjusted for household size appropriate for the unit.
	4. Moderate Income Household. 80 to 120 percent of area median income, adjusted for household size appropriate for the unit.

	F. Intensity of Use. The extent to which a use or the use in combination with other uses affects the natural and built environment in which it is located; the demand for services; and persons who live, work, and visit the area. Measures of intensity i...
	G. Intersection, Street. The area common to two or more intersecting streets.

	23.36.100 “J” Terms.
	23.36.110 “K” Terms.
	A. Kitchen. Any room or space within a building intended to be used for the cooking or preparation of food.

	23.36.120 “L” Terms.
	A. Land Use. The purpose for which land or a structure is designed, arranged, intended, occupied, or maintained, including residential, commercial, industrial, etc.
	B. Landscaping. The planting, configuration, and maintenance of trees, ground cover, shrubbery, and other plant material, decorative natural and structural features (walls, fences, hedges, trellises, fountains, sculptures), earth-patterning and beddin...
	C. Light Fixture. The assembly that holds a lamp and may include an assembly housing, a mounting bracket or pole socket, a lamp holder, a ballast, a reflector or mirrors, and a refractor or lens.
	D. Liquor Sales. The sale of liquor for offsite consumption.
	E. Living Area. Area used for the exclusive occupancy of a tenant and/or condominium unit owner, which excludes common areas.
	F. Lot. A parcel, tract, or area of land whose boundaries have been established by a legal instrument, such as a deed or recorded map recorded, and which is recognized as a separate legal entity for purposes of transfer of title, except public easemen...
	1. Abutting Lot. A lot having a common property line or separated by a public path or lane, private street, or easement to the subject lot.
	2. Corner Lot. A lot or parcel bounded by two or more adjacent street lines that have an angle of intersection of not more than 135 degrees.
	3. Flag Lot. A lot so shaped that the main portion of the lot area does not have access to a street other than by means of a corridor having less than 20 feet of width.
	4. Interior Lot. A lot bounded on one side by a street line and on all other sides by lot lines between adjacent lots or that is bounded by more than one street with an intersection greater than 135 degrees; a lot other than a corner lot.
	5. Key Lot. An interior lot adjoining the rear lot line of a reversed corner lot.
	6. Reversed Corner Lot. A corner lot, the rear of which abuts the side of another lot, whether across a lane or not.
	7. Through Lot. A lot having frontage on two parallel or approximately parallel streets.

	G. Lot Area. The area of a lot measured horizontally between bounding lot lines.
	H. Lot Coverage. The portion of a lot that is covered by structures, including principal and accessory buildings, garages, carports, and roofed porches, but not including unenclosed and unroofed decks, landings, or balconies. See also Subsection 23.02...
	I. Lot Depth. The horizontal distance between the front and rear property lines of a site. See also Subsection 23.02.030.D, Measuring Lot Width and Depth.
	J. Lot Frontage. See “Frontage, Street.”
	K. Lot Line. The boundary between a lot and other property or the public right-of-way.
	1. Front Lot Line. On an interior lot, the line separating the lot from the street. On a corner lot, the shorter lot line abutting a street. On a through lot, the lot line abutting the street providing the primary access to the lot. On a flag lot, the...
	2. Corner Side Lot Line. A side lot line of a corner lot that is adjacent to a street.
	3. Interior Lot Line. Any lot line that is not adjacent to a street.
	4. Rear Lot Line. The lot line that is opposite and most distant from the front lot line. Where no lot line is within 45 degrees of being parallel to the front lot line, a line 10 feet in length within the lot, parallel to and at the maximum possible ...
	5. Side Lot Line. Any lot line that is not a front or rear lot line.

	L. Lot, Nonconforming. A legal parcel of land having less area, frontage, or dimensions than required in the zone in which it is located.
	M. Lot Width. The average distance between the side lot lines measured at right angles to the lot depth. See also Subsection 23.02.030.D, Measuring Lot Width and Depth. When not applicable due to irregularity of lot shape, lot width shall be determine...

	23.36.130 “M” Terms.
	A. Maintenance and Repair. The repair or replacement of nonbearing walls, fixtures, wiring, roof, or plumbing that restores the character, scope, size, or design of a structure to its previously existing, authorized, and undamaged condition.
	B. Mapped Street. A future street right-of-way which is laid out, surveyed, and delineated on a map of such size, scale, and detail that the precise alignment of the street can be ascertained.
	C. Mobile Home. A structure transportable in one or more sections, and which s built on a permanent chassis, and designed to be used as a dwelling unit.
	D. Municipal Code. The City of Alhambra Municipal Code.

	23.36.140 “N” Terms.
	A. Noise. Any sound that annoys or disturbs humans or which causes or tends to cause an adverse psychological or physiological effect on humans.
	B. Nonconforming Building. See “Building, Nonconforming”.
	C. Nonconforming Lot. See “Lot, Nonconforming”.
	D. Nonconforming Structure. See “Structure, Nonconforming”.
	E. Nonconforming Use. See “Use, Nonconforming”.

	23.36.150 “O” Terms.
	A. On-Site. Located on the lot that is the subject of discussion.
	B. Outdoor Storage. The keeping, in an unroofed area, of any goods, junk, material, merchandise, or vehicles in the same place for more than 72 hours, except for the keeping of building materials reasonably required for construction work on the premis...
	C. Owner. A person or persons holding single or unified beneficial title to the property, including without limitation, the settlor of a grantor trust, a general partner, firm, or corporation.

	23.36.160 “P” Terms.
	A. Parapet. That part of a wall that extends above the roof line.
	B. Parking Area. An area of a lot, structure, or any other area, including driveways, which is designed for and the primary purpose of which is to provide for the temporary storage of operable motor vehicles.
	C. Parkway. Portion of a street right-of-way, between the back of the curbline and the lot line, which is used or is available for use for landscaping, utilities, and/or sidewalks.
	D. Passenger Vehicle. As defined in the California Vehicle Code.
	E. Permitted Use. See “Use, Permitted”.
	F. Person. Any individual, firm, association, organization, partnership, business trust, company, or corporation.
	G. Planning Commission. The Planning Commission of the City of Alhambra.
	H. Planning Division. The Planning Division of the Community Development Department of the City of Alhambra.
	I. Pre-existing. In existence prior to the effective date of this Code.
	J. Principal Use. See “Use, Principal”.
	K. Project. Any proposal for a new or changed use or for new construction, alteration, or enlargement of any structure that is subject to the provisions of this Code. This term includes, but is not limited to, any action that qualifies as a “project” ...
	L. Property Line. The recorded boundary of a lot or parcel of land.
	M. Public Resources Code. The Public Resources Code of the State of California.
	N. Public Works Director. The Public Works Director of the City of Alhambra.

	23.36.170 “Q” Terms.
	A. Qualified Applicant. The property owner, the owner’s agent, or any person, corporation, partnership, or other legal entity that has a legal or equitable title to land that is the subject of a development proposal or is the holder of an option or co...

	23.36.180 “R” Terms.
	A. Reasonable Accommodation. Any deviation requested and/or granted from the strict application of the City’s zoning and land use laws, rules, policies, practices and/or procedures under provisions of federal or California law to make housing or other...
	B. Review Authority. Body or entity responsible for making decisions on applications.
	C. Right-of-Way. A strip of land acquired by reservation, dedication, forced dedication, prescription or condemnation and intended to be occupied or occupied by a road, railroad, electric transmission lines, oil or gas pipeline, water line, sanitary s...
	D. Roofline. The top edge of a roof or building parapet, whichever is higher, excluding any cupolas, pylons, chimneys, or minor projections.

	23.36.190 “S” Terms.
	A. Senior Citizen. An individual 62 years of age or older.
	B. Setback. The distance between a property line and a building or structure that must be kept clear or open.
	C. Sidewalk. A paved, surfaced, or leveled area, paralleling and usually separated from the street, used as a pedestrian walkway.
	D. Sign Terms. See Chapter 23.21, Signs.
	E. Site. A lot, or group of contiguous lots, that is proposed for development in accordance with the provisions of this Code and is in a single ownership or under unified control.
	F. Soil. Naturally occurring superficial deposits overlying bedrock.
	G. Solar Reflectance Index. Measure of a surface’s ability to reflect solar heat, combining reflectance and emittance into one number. It is defined so that a standard black (reflectance 0.05, emittance 0.90) is zero and a standard white (reflectance ...
	H. Specific Plan. A plan for all or part of the area covered by the General Plan that is prepared to be consistent with and to implement the General Plan, pursuant to the provisions of Government Code, §§ 65450 et seq.
	I. State. The State of California.
	J. Stock Cooperative. Ownership of a building and the land on which it is located by a corporation in which the tenants of the building own shares of stock and by such ownership are entitled to an exclusive right to occupy a dwelling unit in the build...
	K. Story. That portion of a building included between the upper surface of any floor and the upper surface of the floor next above, except that the topmost story is that portion of a building included between the upper surface of the topmost floor and...
	L. Street. A public or private thoroughfare, which affords the principal means of access to a block and to abutting property. “Street” includes avenue, court, circle, crescent, place, way, drive, boulevard, highway, road, and any other thoroughfare, e...
	M. Street Line. The boundary between a street and a lot or parcel of land.
	N. Structure. Anything constructed or erected which requires a location on the ground.
	1. Structure, Accessory. A detached subordinate structure used only as incidental to a principal building, structure, or use on the same site or lot.
	2. Structure, Attached. A structure which is affixed to another building or structure on the site.
	3. Structure, Detached. A structure which is not affixed to another building or structure on the site.
	4. Structure, Nonconforming. A building or structure, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Structure, Principal. A structure housing the primary or principal use of a site or functioning as the primary or principal use.
	6. Structure, Temporary. A structure without any foundation or footings, and which is intended to be removed when the designated time period, activity, or use for which the temporary structure was erected has ceased.

	O. Swimming Pool. A pool, pond, lake, or open tank capable of containing water to a depth greater than 18 inches at any point.

	23.36.200 “T” Terms.
	A. Tandem Parking. An arrangement of parking spaces such that one or more spaces must be driven across to access another space or spaces.
	B. Telecommunication Terms.
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	6. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	7. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	8. Telecommunication Facility. A mobile cell site that consists of a cell antenna tower and electronic radio transceiver equipment on a truck or trailer, designed to be part of a cellular network.
	9. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	10. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Tenant. A person renting or leasing a housing unit or non-residential space.
	D. Trailer. A vehicle with or without motor power, which is designed or used for hauling materials or vehicles, or for human habitation, office, or storage including camper, recreational vehicle, travel trailer, and mobile home, but not including mobi...
	E. Tree Permit Terms.
	1. California Native. Those trees listed, maintained and organized by California regions by the California Native Plant Society (CNPS) as follows:
	2. Damage. Any action undertaken which causes injury, death, or disfigurement to a protected tree. This includes, but is not limited to, cutting, poisoning, overwatering, topping, trimming, relocating or transplanting a protected tree.
	3. Multi-Trunk. Any tree with multiple trunks attributed to a single tree. For purposes of determining the diameter of a multi-trunk tree, the diameter of each trunk shall be measured at a point four and one-half feet above the root crown, and the sum...
	4. Pruning (also known as lacing). The removal of selected branches that are dead, a hazard to public or property, or are otherwise selected for removal while preserving the overall form of the tree. Pruning can be done to give a tree a more balanced ...
	5. Removal. The uprooting, cutting, or severing of the main trunk, of a protected tree.
	6. Root Crown. That portion of a protected tree trunk from which roots extend laterally into the ground.
	7. Topping. The removal of the uppermost branches of a tree, or cutting the trunk, in order to reduce its height without regard to the overall form of the tree. Typically results in a horizontal cut across the trunk or a roughly spherical cut centered...
	8. Trimming. The alteration of the outward shape of a tree without regard to which branches are to be trimmed. Typically results in a geometric rather than natural shape. Hedges are trimmed to preserve a particular, frequently rectangular, shape. Topp...

	F. Turf.
	1. Artificial Turf. A synthetically derived, natural grass substitute that may be used in lieu of natural turf, and must simulate the appearance of natural live grass, in a single-family residence and in the landscape areas of multi-family and non-res...
	2. Natural Turf. A ground cover surface of mowed grass. Annual bluegrass, Kentucky bluegrass, Perennial ryegrass. Red fescue, and Tall fescue are cool-season grasses. Bermuda grass, Kikuyu grass, Seashore Paspalum, St. Augustine grass. Zoysiagrass, an...


	23.36.210 “U” Terms.
	A. Use. The purpose for which land or the premises of a building, structure or facility is arranged, designed, or intended, or for which it is or may be occupied or maintained.
	1. Use, Accessory. A use that is customarily associated with, and is incidental and subordinate to, a principal use and located on the same lot as a principal use.
	2. Use, Incidental. A secondary use of a lot and/or building that is located on the same lot, but is not customarily associated with the principal use.
	3. Use, Nonconforming. The use of a building, structure, site, or portion thereof, which was lawfully established and maintained, but which, because of the adoption and application of this Code, no longer conforms to the specific regulations applicabl...
	4. Use, Permitted. Any use or structure that is allowed in a zone without a requirement for approval of a Use Permit, but subject to any restrictions applicable to that zone.
	5. Use, Principal. A primary, principal, or dominant use established, or proposed to be established, on a lot.

	B. Use Classification. A system of classifying uses into a limited number of use types on the basis of common functional, product, or compatibility characteristics. All use types are grouped into the following categories: residential, public and semi-...
	C. Use Permit. A discretionary permit which may be granted by the appropriate City of Alhambra authority to provide for the accommodation of land uses with special site or design requirements, operating characteristics, or potential adverse effects on...
	D. Use Type. A category that classifies similar uses based on common functional, product, or compatibility characteristics.
	E. Utilities. Equipment and associated features related to the mechanical functions of a building(s) and services such as water, electrical, telecommunications, and waste.

	23.36.220 “V” Terms.
	A. Variance. A discretionary grant of permission to depart from the specific requirements of this Code that is warranted when, due to special circumstances regarding the physical characteristics of the property, the strict application of standards wou...
	B. Vehicle. Any vehicle, as defined by the California Vehicle Code, including any automobile, camper, camp trailer, trailer, trailer coach, motorcycle, house car, boat, or similar conveyance.
	C. Vibration. A periodic motion of the particles of an elastic body or medium in alternately opposite directions from the position of equilibrium.
	D. Visible. Capable of being seen (whether legible) by a person of normal height and visual acuity walking or driving on a public road or in a public place.

	23.36.230 “W” Terms.
	A. Wall. Any vertical exterior surface of building or any part thereof, including windows.

	23.36.240 “X” Terms.
	23.36.250 “Y” Terms.
	A. Yard. An open space on the same site as a structure, unoccupied and unobstructed from the ground upward, except as otherwise provided by this Code.
	1. Front Yard. A yard extending across the front of a lot for the full width of the lot between the side lot lines. The depth of a front yard shall be a distance specified by this Code for the zone in which it is located and measured inward from the f...
	2. Interior Side Yard. A yard which does not abut a street.
	3. Rear Yard. A yard extending across the rear of a lot for its full width between side lot lines, and to a depth specified by this Code for the zone in which it is located. If a lot has no rear lot line, a line 10 feet in length within the lot, paral...
	4. Required Yard. A yard which complies with the minimum setback requirements for the zone in which the lot is located.
	5. Side Yard. A yard extending from the rear line of the required front yard, or the front property line of the site where no front yard is required, to the front line of the required rear yard, or the rear property line of the site where no rear yard...
	6. Street Side Yard. A yard on a corner lot or reversed corner lot extending from the front yard to the rear lot line between the building setback line and the nearest side street lot line.


	23.36.260 “Z” Terms.
	A. Zone. A specifically delineated area in the City within which regulations and requirements uniformly govern the use, placement, spacing, and size of land and buildings.
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	Article I:  Introductory Provisions
	Chapter 23.01 Purpose and Effect of the Zoning Code
	23.01.010 Title
	23.01.020 Authority
	23.01.030 Purpose
	A. Provide standards for the orderly growth and development of the City, and guide and control the use of land to provide a safe, harmonious, attractive, and sustainable community.
	B. Achieve the arrangement of land uses depicted in the Alhambra General Plan, consistent with the goals and policies of the General Plan.
	C. Enhance the appearance of the City and promote high-quality design.
	D. Preserve and enhance the quality of life and character of residential neighborhoods.
	E. Promote economic growth and the creation of jobs.
	F. Facilitate the appropriate location of community facilities, institutions, transportation, and parks and recreational areas.
	G. Allow for public participation in government decision-making regarding land use and development in a manner consistent with State law.
	H. Define duties and powers of administrative bodies and officers responsible for implementation of the Code.

	23.01.040 Relationship to the General Plan
	23.01.050 Applicability
	A. Applicability to Property. This Code shall apply, to the extent permitted by law, to all property within the corporate limits of the City of Alhambra and to property for which applications for annexation and/or subdivisions have been submitted to t...
	B. Minimum Requirements. The provisions of this Code shall be minimum requirements for the promotion of the public health, safety, and general welfare. Where this Code provides for more discretion on the part of a City official or body, that discretio...
	C. Compliance with Regulations. No land shall be used, and no structure shall be constructed, occupied, enlarged, altered, demolished, or moved in any zone, except in accordance with the provisions of this Code, including the development and performan...
	D. Conflicting Regulations. The regulations of this Code and requirements or conditions imposed pursuant to this Code shall not supersede any other regulations or requirements adopted or imposed by the Alhambra City Council, the State of California, o...
	E. Private Agreements. This Code shall not interfere with or annul any recorded easement, covenant, or other agreement now in effect, provided that where this Code imposes greater restriction than imposed by an easement, covenant, or agreement, this C...
	F. Prior Ordinance. The provisions of this Code supersede all prior ordinances codified in Title 23 of the Alhambra Municipal Code and any amendments. No provisions of this Code shall validate any land use or structure established, constructed, or mai...
	G. Effect on Previously Approved Projects and Projects in Progress.
	1. Building Permit. Any building or structure for which a Building Permit has been issued may be completed and used in accordance with the plans, specifications, and permits on which said Building Permit was granted, provided at least one inspection h...
	2. Previously Approved Land Use Authorization. This Zoning Code shall not interfere with, repeal, abrogate, or annul any previously granted land use authorization. All allowances, requirements, and conditions of approval of previous land use authoriza...
	3. Land Use Authorization in Process. An application for a discretionary land use authorization that has been accepted by the Planning Division as complete for processing prior to the adoption of this Code or any applicable amendment shall be processe...

	H. Application During Local Emergency. The City Council may authorize a deviation from a provision of this Code during a local emergency declared and ratified under the Alhambra Municipal Code. The City Council may authorize a deviation by resolution ...

	23.01.060 Responsibility for Administration
	23.01.070 Severability
	23.01.080 Fees

	Chapter 23.02 Interpretation of the Zoning Code
	23.02.010 Purpose
	23.02.020 Rules of Interpretation
	A. General Rules. The following general rules apply to the interpretation and application of the Zoning Code.
	1. The specific controls the general.
	2. In case of conflict between the text and a figure, illustration, heading, caption, diagram, or graphic, the text controls.
	3. Sections and section headings contained herein shall not be deemed to govern, limit, modify, or in any manner affect the scope, meaning, or intent of any section.
	4. Unless the context clearly indicates the contrary, the following conjunctions shall be interpreted as follows:
	a. “And” indicates that all connected words or provisions shall apply.
	b. “And/or” indicates that the connected words or provisions may apply singularly or in any combination.
	c. “Or” indicates that the connected words or provisions may apply singularly or in any combination.
	d. “Either… or” indicates that the connected words or provisions shall apply singularly but not in combination.

	5. The words “shall”, “will”, “must”, and “is to” are always mandatory and not discretionary. “Should” is a regulation that is not mandatory but must be either fulfilled or the applicant must demonstrate an alternative that fulfills the intent of the ...
	6. The present tense includes the past and future tenses, and the future tense includes the past.
	7. The singular number includes the plural, and the plural, the singular.
	8. All references to departments, committees, commissions, boards, or other public agencies are to those of the City of Alhambra, unless otherwise indicated.
	9. All references to public officials are to those of the City of Alhambra, and include designated deputies of such officials, unless otherwise indicated.

	B. Calendar Days. All references to days are to calendar days, unless otherwise indicated. If a deadline falls on a weekend or holiday, or a day when the City offices are closed, it shall be extended to the next working day. The end of a time period s...
	C. Definitions. The Director shall make the interpretation for any definition not expressly identified in this Code.

	23.02.030 Rules of Measurement
	A. Fractions.  Whenever this Code requires consideration of distances, parking spaces, dwelling units, or other aspects of development or the physical environment expressed in numerical quantities, and the result of a calculation contains a fraction o...
	1. General Rounding. Fractions exceeding one-half (0.5) or greater shall be rounded up to the nearest whole number and fractions equal to or less than one-half (0.5) shall be rounded down to the nearest whole number, except as otherwise provided.
	2. Exception for State Affordable Housing Density Bonus. The calculation of fractions related to permitted bonus density units for projects eligible for bonus density pursuant to Government Code Section 65915 or any successor statute, and Chapter 23.1...

	B. Measuring Distances.
	1. Measurements are Shortest Distance. When measuring a required distance, such as the minimum distance between a structure and a lot line, the measurement is made at the closest or shortest distance between the two objects.
	2. Distances are Measured Horizontally. When determining distances for setbacks and structure dimensions, all distances are measured along a horizontal plane from the appropriate line, edge of building, structure, storage area, parking area, or other ...
	3. Measurements Involving a Structure. Measurements involving a structure are made to the closest support element of the structure. Structures or portions of structures that are entirely underground are not included in measuring required distances.
	4. Measurement of Vehicle Stacking or Travel Areas. Measurement of a minimum travel distance for vehicles, such as garage entrance setbacks and stacking lane distances, are measured down the center of the vehicle travel area. For example, curving driv...
	5. Measuring Radius. When a specified land use is required to be located a minimum distance from another land use, the minimum distance is measured in a straight line from all points along the lot line of the subject project, in all directions.

	C. Measuring Height. Height is measured as the vertical distance measured from the average level of the finished grade of the lot to the highest point of the object being measured.
	1. Measuring Building Height. Building height is the vertical distance measured from the average elevation of the finished grade within five feet of the structure to the highest point of the structure.
	2. Measuring the Number of Stories. In measuring the number of stories in a building, the following rules shall apply:
	a. An interior balcony or mezzanine shall be counted as a full story if its floor area exceeds one-third of the total area of the nearest full floor directly below it or if it is enclosed on more than two sides.
	b. A basement shall be counted as a full story if the vertical distance between finished grade and the finished surface of the floor above the basement is more than six feet at any point.
	c. A story shall not exceed 25 feet in height from the upper surface of the floor to the ceiling above.

	3. Measuring Height of Fences or Walls.

	D. Measuring Lot Width and Depth.
	1. Lot Width. Lot width is the horizontal distance between the side lot lines, measured at right angles to the lot along a straight line parallel to the front lot line at the minimum required building setback line.
	2. Lot Depth. Lot depth is measured along a straight line down from the midpoint of the front property line of the lot to the midpoint of the rear property line or to the most distant point on any other lot line where there is no rear lot line.

	E. Determining Floor Area. The floor area of a building is the sum of the gross horizontal areas of the several floors of a building measured from the exterior face of exterior walls, or from the centerline of a wall separating two buildings, but not ...
	F. Determining Floor Area Ratio. The floor area ratio (FAR) is the ratio of the total gross floor area of a development to the total site area of the property on which the development is located. To calculate the FAR, floor area is divided by site are...
	G. Determining Lot Coverage.  Lot coverage is the ratio of the horizontal area measured at the outside of the exterior walls of the ground floor of all principal and accessory buildings located on a lot to the net lot area, typically expressed as a pe...
	H. Determining Lot Frontage.
	1. Corner Lot. The front of a lot is the narrowest dimension of the lot with street frontage.
	2. Through Lot. Both street frontages shall be designated as the front of the lot.

	I. Determining Setbacks (Yards). A setback line defining a required yard is parallel to and at the specified distance from the corresponding front, side, or rear property line. Required setbacks shall be unobstructed from the ground to the sky except ...
	1. Yards Abutting Planned Street Expansions. If a property abuts an existing or proposed street for which the existing right-of-way is narrower than the right-of-way ultimately required for the street, the required setback shall be established from th...
	2. Yards on Alleys.
	a. If a side lot line abuts an alley, the yard shall be considered an interior side yard rather than a corner side yard.
	b. In calculating the minimum yard for any lot with an interior side yard abutting an alley, no part of the width of the alley may be considered as part of the required yard.


	J. Measuring Signs. The calculations of measurements related to signs are described in Chapter 23.21, Signs.


	Chapter 23.03 Zoning Districts and Zoning Map
	23.03.010 Establishment of Districts
	A. Base Zoning Districts. The City is divided into base zoning districts which are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	B. Specific Plan Districts. Specific plan districts are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.
	C. Overlay Districts. Overlay districts, one or more of which may be combined with a base zone, are established as shown in Table 23.03.010, Base Zoning Districts, Specific Plan Districts, and Overlay Districts.

	23.03.020 Official Zoning Map and District Boundaries
	A. Uncertainty of Boundaries. If an uncertainty exists as to the boundaries of any district shown on the Official Zoning Map, the following rules shall apply:
	1. Boundaries indicated as approximately following the centerlines of alleys, lanes, streets, highways, streams, or railroads shall be construed to follow such centerlines.
	2. Boundaries indicated as approximately following lot lines, city limits, or extraterritorial boundary lines shall be construed as following such lines, limits, or boundaries.

	B. Parcels Containing Two or More Zoning Districts.
	1. For parcels containing two or more zoning districts, the location of the zoning district boundary shall be determined by the Director.
	2. For parcels containing two or more zoning districts, the applicable regulations for each district shall apply.




	Article II: District Regulations
	Chapter 23.04 Residential Zoning Districts
	23.04.010 Purpose and Applicability
	A. Provide for a full range of housing types to meet the diverse economic and social needs of residents;
	B. Preserve, protect, and enhance the character of the City’s neighborhoods;
	C. Enhance the quality of life of residents;
	D. Ensure that the scale and design of new development and alterations to existing development are compatible with surrounding uses and appropriate to the physical and aesthetic characteristics of the proposed location; and
	E. Provide sites for public and semi-public uses such as parks, schools, day care, and other community uses that serve residents and complement surrounding residential development.

	23.04.020 Land Use Regulations
	23.04.030 Development Standards
	A. Sloping Lot Adjustment.  Where a lot has a slope greater than 25 percent, measured from the curb line to a point midway between the side lot lines at a distance of 50 feet from the front lot line, the minimum required front setback is that of the z...
	B. Through Lots.


	Chapter 23.05 Commercial Zoning Districts
	23.05.010 Purpose and Applicability
	A. Provide for the orderly, well-planned, and balanced development of commercial areas;
	B. Designate adequate land for a full range of local- and regional-serving commercial and retail services, consistent with the General Plan;
	C. Maintain and strengthen the City’s economic resources;
	D. Increase employment opportunities and expand the economic base of the City;
	E. Provide appropriately-located areas that provide a variety of goods and services for residents, employees, and visitors;
	F. Provide opportunities for a mix of complementary uses that may combine residential and non-residential uses, or a variety of non-residential uses, on the same site; and
	G. Promote pedestrian-oriented, mixed-use commercial nodes and corridors at appropriate locations.

	23.05.020 Land Use Regulations
	23.05.030 Development Standards
	A. Required Building Location, CBD, EMC, and CMU Districts. The following building location requirements apply in the CBD, EMC, and CMU Districts.
	1. Build-to Line. Buildings shall be located within 10 feet of street-facing property lines for at least 50 percent of the linear street frontage.
	2. Corner Build Area. Buildings shall be located within 10 feet of the property line within 30 feet of the street corner.
	3. Frontage Improvements. The area between buildings and the property line shall be improved as part of a wider sidewalk, outdoor dining/seating area, or with landscaping.
	4. Modifications. These requirements may be modified or waived through approval of a Modification upon finding that:
	a. Entry courtyards, plazas, entries, or outdoor eating areas are located adjacent to the property line and buildings are built to the edge of the courtyard, plaza, or dining area; or
	b. The building incorporates an alternative entrance design that creates a welcoming entry feature facing the street or is designed in a manner that compliments adjacent or surrounding land uses




	Chapter 23.06 Employment Zoning Districts
	23.06.010 Purpose and Applicability
	A. Designate adequate land for commercial businesses, professional offices, and industrial development, consistent with the General Plan;
	B. Maintain and strengthen the City’s economic resources;
	C. Provide a range of employment opportunities to meet the needs of current and future residents; and
	D. Provide areas for a wide range of manufacturing, industrial processing, and service commercial uses, and protect areas where such uses now exist.

	23.06.020 Land Use Regulations
	23.06.030 Development Standards

	Chapter 23.07 Public and Semi-Public Zoning Districts
	23.07.010 Purpose and Applicability
	A. Provide land for the development of public, semi-public, recreational, and public parking uses that provide services to the community and support existing and new residential, commercial, and industrial land uses;
	B. Provide areas for educational facilities, cultural and institutional uses, health services, parks and recreation, general government operations, utility and public service needs, and other similar and related supporting uses; and
	C. Provide opportunities for outdoor recreation and meet the recreational needs of City residents.

	23.07.020 Land Use Regulations
	23.07.030 Development Standards

	Chapter 23.08 Specific Plan Districts
	23.08.010 Purpose
	23.08.020 Applicability
	A. Once adopted, a Specific Plan shall govern all use and development of properties within the bounds of that Specific Plan.
	B. Where a Specific Plan is silent regarding development standards, the provisions of this Title shall govern. The Director shall have the authority to determine which provisions of this Title apply where a Specific Plan is silent.
	C. When a use is not specifically listed as permitted in the Specific Plan, the Director shall assign the land use or activity to a classification that is substantially similar in character. Land uses not listed in the Specific Plan as permitted or no...
	D. No discretionary entitlement applications or other permits may be approved, adopted, or amended within an area covered by a Specific Plan, unless found to be consistent with the adopted Specific Plan.

	23.08.030 Adopted Specific Plans
	A. 2300 Poplar Boulevard Specific Plan. See the 2300 Poplar Boulevard Specific Plan on file with the City of Alhambra.
	B. 2400 South Fremont Avenue Specific Plan. See the 2400 South Fremont Avenue Specific Plan on file with the City of Alhambra.
	C. 2500 West Hellman Avenue Specific Plan. See the 2500 West Hellman Avenue Specific Plan on file with the City of Alhambra.
	D. Alhambra Pacific Plaza Specific Plan. See the Alhambra Pacific Plaza Specific Plan on file with the City of Alhambra.
	E. Alhambra Place Specific Plan. See the Alhambra Place Specific Plan on file with the City of Alhambra.
	F. Alhambra – 100 Bay Street (Alhambra Walk) Specific Plan. See the Alhambra – 100 Bay Street (Alhambra Walk)  Specific Plan on file with the City of Alhambra.
	G. Alhambra 5th and Main Specific Plan. See the Alhambra 5th and Main Specific Plan on file with the City of Alhambra.
	H. Casita de Zen Specific Plan. See the Casita de Zen Specific Plan on file with the City of Alhambra.
	I. Marengo & Acacia Specific Plan. See the Marengo & Acacia Specific Plan on file with the City of Alhambra.


	Chapter 23.09 Regional Commercial (-RC) Overlay District
	23.09.010 Purpose
	23.09.020 Applicability
	23.09.030 Minimum Lot Size

	Chapter 23.10 West Main Corridor Master Plan (-WMC) Overlay District
	23.10.010 Purpose
	23.10.020 Applicability
	23.10.030 West Main Corridor Master Plan

	Chapter 23.11 Planned Development (-PD) Overlay District
	23.11.010 Purpose
	A. Promote the development of a cohesive and aesthetically pleasing urban structure;
	B. Provide for greater flexibility in the design of the developments than is otherwise possible through the strict application of zone regulations;
	C. Ensure compliance with the General Plan and provide various types of land use which can be combined in compatible relationships with each other as a part of a holistically planned development; and
	D. Promote innovation and creativity in building design and development concepts.

	23.11.020 Zoning Map Designation
	23.11.030 Land Use Regulations
	A. Any permitted or conditional use authorized by this Title may be included in an approved PD Plan consistent with the General Plan land use designation(s) for the property.

	23.11.040 Development Standards
	A. Minimum Area. The minimum area of a PD Overlay District shall be one acre; however, the City Council may approve a smaller area if it finds that a PD would provide greater benefits to the general welfare of the Alhambra residents and property owner...
	B. Residential Unit Density. Except where a density bonus is granted in compliance with Chapter 23.14, Affordable Housing, Density Bonuses, and Incentives, the total number of dwelling units in a PD Overlay District shall not exceed the maximum number...
	C. Other Development Standards. Other development standards shall be as prescribed by the PD Overlay District. Where the PD Overlay District is silent regarding particular development standards, the development standards of the applicable base zoning ...

	23.11.050 Project Review


	Article III: Citywide Regulations
	Chapter 23.12 General Site Regulations
	23.12.010 Purpose and Applicability
	23.12.020 Accessory Structures
	A. Applicability.
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	1. Detached Structures. The provisions of this Section apply to roofed structures, including but not limited to garages, carports, sheds, workshops, gazebos, and covered patios which are detached from and accessory to a main building on the site. Thes...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	2. Attached Structures. The provisions of this Section do not apply to accessory structures attached to a main building, which shall comply in all respects with the requirements of this Title applicable to the main building. Structures with a common w...
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.
	3. Accessory Dwelling Units . Accessory Dwelling Units, attached or detached, are subject to the standards of Section 23.22.040, Accessory Dwelling Units.

	B. Relation to Existing Structures. A detached accessory structure may only be constructed on a lot on which there is a permitted main building to which the accessory structure is related.
	C. Development Standards. Accessory structures shall meet the development standards of the Zoning District in which it is located except as follows:
	1. Maximum Height. Accessory structures shall not exceed a height of 15 feet.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	2. Corner Side Setbacks. Accessory structures less than four feet in height may be located within the required corner side setback up to three feet from the corner side lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	3. Interior Side and Rear Setbacks. Accessory structures shall be set back a minimum of three feet from any interior side or rear lot line.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.
	4. Rear Yard Coverage. Accessory structures shall not occupy more than 40 percent of the required rear yard setback area.

	D. Plumbing. Residential accessory structures may have the plumbing for laundry, water heaters, toilet, shower , and/or sink subject to the following limitations:
	1. Sinks are limited to single compartment sinks; multi-compartment kitchen type sinks are not allowed.
	2. Access to a bathroom must be from the exterior of the building only. No interior access is allowed.


	23.12.030 Development on Substandard Lots
	A. Development Standards. A substandard lot is buildable but shall be subject to the same development standards as a standard lot.
	B. Reductions Prohibited. No substandard lot shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.12.040 Encroachments into Required Setbacks
	23.12.050 Fences and Freestanding Walls
	A. Maximum Height. The maximum allowed height of fences, walls, dense hedges, and related structures is as follows:
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	1. Front Setbacks  and within Five Feet of a Corner Side Property Line. Fences, walls, dense hedges, and similar structures located within the required front setback and within five feet of a corner side property line are subject to Design Review purs...
	a. Fences, walls, dense hedges, and similar structures may be a maximum of three feet high measured from finished grade.
	b. The fence or wall shall not be constructed from grey smooth block , wire or chain link.
	c. The fence or wall shall not contain any points or ornamentation along its top.
	d. The fence or wall shall be architecturally compatible with the design and style of the associated development and any corner side yard fence .

	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	2. With 20 Feet of a Corner. Fences, walls, dense hedges, and similar structures located within 20 feet of an intersection shall comply with the standards of Section 23.12.170, Visibility at Intersections.
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	3. Other Areas. Fences, walls, dense hedges, and similar structures located on all other portions of a lot may be a maximum of six feet  .
	a. Exceptions. Fences, walls, dense hedges, and similar structures exceeding six feet in height to enclose commercial or industrial uses, tennis courts, or similar areas, when such fences are not in a street setback area, may be erected with approval ...


	B. Prohibition on Hazardous Fencing Materials. The use of barbed wire, razor wire, ultra-barrier, electrified, and other hazardous fencing is not permitted unless such fencing is required by any law or regulation of the City, the State of California, ...
	C. Maintenance. All walls and fences shall be maintained in a safe, neat and orderly condition at all times.

	23.12.060 Grading
	23.12.070 Height Exceptions
	23.12.080 Lighting and Illumination
	A. Applicability. The standards of this Section apply to all new development and to exterior alterations and additions that involve replacement light fixtures or systems, except as provided below.
	1. Exemptions. The following lighting is exempt from the provisions of this Section.
	a. Public Street Lighting.
	b. Athletic Field Lights. Athletic field lights used within a public school campus or public park.
	c. Safety and Security Lighting. Safety and security lighting for public facilities.
	d. Construction and Emergency Lighting. All construction or emergency lighting fixtures, provided they are temporary and are discontinued immediately upon completion of the construction work or abatement of the emergency.


	B. Prohibitions. The following types of exterior lighting are prohibited.
	1. Searchlights. The operation of searchlights for advertising purposes.
	2. Mercury Vapor. Mercury vapor lights.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.
	3. Other Light Types. Laser lights or any other lighting that flashes, blinks, alternates, or moves.

	C. Minimum Illumination.
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	1. Parking and Access Areas. Parking and access areas shall be maintained in compliance with Section 23.20.090.J, Lighting .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	2. Multi-Unit Residential Buildings. Aisles, passageways, and recesses related to and within the building complex shall be illuminated with an intensity of at least one-quarter foot-candles at the ground level during the hours of darkness .
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.
	3. Non-Residential Buildings. All exterior doors, during the hours of darkness, shall be illuminated with a minimum of one-half  foot-candle of light.

	D. General Requirements .
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	1. Fixture Types. All luminaries shall meet the most recently adopted criteria of the Illuminating Engineering Society of North America (IESNA) for "Cut Off" or "Full Cut Off" luminaries.
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	2. Design of Fixtures. Fixtures shall be appropriate to the style and scale of the architecture. Fixtures on buildings shall be attached only to walls or eaves, and the top of the fixture shall not exceed the height of the parapet or roof or eave of r...
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	3. Timing Controls. All outdoor lighting in nonresidential development shall be on a time clock or photo-sensor system and turned off during daylight hours and during hours when the building are not in use and the lighting is not required for security.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.
	4. Trespass. All lights shall be directed, oriented, and shielded to prevent light trespass or glare onto adjacent properties. The light level at property lines shall not exceed 0.3 foot-candles.


	23.12.090 Outdoor Storage
	A. Industrial Zone. In the Industrial Zone, outdoor storage is permitted as an accessory use  and allowed as primary use with the approval of a Conditional Use Permit.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	1. Location. Outdoor storage shall not be located in the required front and corner side setbacks, parking and circulation areas, and required landscaped areas.
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening

	B. Public Facilities Zone. In the Public Facilities Zone, outdoor storage is permitted as an accessory  use.
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	1. Location. Outdoor storage shall not be within the required setbacks, parking and circulation areas, and required landscaped areas
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening
	2. Screening. Outdoor storage shall be screened subject to the standards of Section 23.12.120, Screening


	23.12.100 Recreational Vehicle Storage
	23.12.110 Refuse and Recycling Collection Areas
	A. General Requirements. All waste and recycling shall be placed in an appropriate receptacle. All garbage cans, mobile trash bins, receptacles, and all recycling materials and containers for such recycling materials shall be maintained and stored in ...
	B. Containment. All development shall provide either individual waste and recycling containers or waste and recycling enclosures consistent with the following:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	1. Individual Waste and Recycling Containers. Individual waste and recycling containers for each unit or tenant may be provided as follows:
	a. Development Type. Individual waste and recycling containers may be provided for:
	i. Single-unit development.
	ii. Multi-unit development with three or fewer units.
	iii. Nonresidential development where the Director finds that the nature of the proposed development is such that the development will be adequately served with individual waste and recycling containers.

	b. Location.  The waste and recycling containers shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumbe...
	c. Visibility. The waste and recycling containers shall not be visible from a public right-of-way.

	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	2. Waste and Recycling Container Enclosures. Waste and recycling container enclosures are required for all new residential developments of four or more residential units and nonresidential development except where the Director finds the development wi...
	a. Size. Waste and recycling-container enclosures shall be sized to accommodate all trash, garbage, recyclables, and green waste until such items are picked up by the City or its contracted waste and recycling collector.
	b. Location.
	i. The waste and recycling container enclosure shall be located within 100 feet of an access point to the building they serve for nonresidential development and within 200 feet of an access point to the unit it serves for residential development.
	ii. The waste and recycling container enclosure shall not be located within any required front setback, corner side setback, any required parking and landscaped areas, or any other area required by this Title to be constructed or maintained unencumber...

	c. Accessibility.
	i. Waste and recycling storage areas shall be accessible so that trucks and equipment used by the contracted waste and recycling collector have sufficient maneuvering areas and, if feasible, so that the collection equipment can avoid backing up.
	ii. For residential development with ten or more units, independent access shall be provided such that trash can be deposited without opening gates.

	d. Screening. Waste and recycling storage areas located outside or on the exterior of any building shall be screened with a solid enclosure at least five feet high and include a roof structure.
	e. Enclosure Material. Enclosure material shall be solid masonry or concrete tilt-up with decorated exterior-surface finish. The trash enclosure shall match and complement the color scheme and architecture of the associated development.
	f. Gate Material. Latching, view-obscuring gates shall be provided to screen trash enclosure openings.



	23.12.120 Screening
	A. Applicability. The standards of this Section apply to all new development and additions that expand existing floor area by 10 percent or more.
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...
	1. Exceptions. Modifications to the standards of this Section may be granted pursuant to Chapter 23.29, Modifications, where the review authority finds that the characteristics particular to the property or vicinity would render the required fencing o...

	B. Required Screening .
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	1. Roof-mounted Equipment and Duct Systems.   All roof-mounted equipment shall be screened according to the following standards:
	a. Flat Roof, Partial or No Parapet. Roof-mounted equipment or ducts located on a flat roof (partial or no parapet) shall be screened from view from any street, public right-of-way or adjacent property. The screening shall be solid match and complemen...
	b. Pitched Roof. For roof-mounted equipment or ducts located on a pitched roof, the pitched roof shall be designed and constructed to accommodate roof-mounted equipment. A platform shall be constructed and recessed into the roof such that one side of ...
	c. Parapet Roof. For roof-mounted equipment or ducts located on a parapet roof, the parapet roof shall be designed and constructed to accommodate roof-mounted equipment. Any portion of the equipment or ducts which are above the parapet shall be screen...

	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	2. Utility Service.  All new utility service shall be installed in accordance with the standards listed below. For the purposes of this Section, utilities shall include, but shall not be limited to the following: electricity, telephone, gas, water and...
	a. When new  utility service is installed in conjunction with new or existing development, all existing and proposed utilities on a project site shall be placed underground. Such undergrounding shall be accomplished in accordance with the utility's ru...
	b. All surface or ground mounted utility facilities, including transformers, terminal boxes, pull boxes, gas meters and electric meter cabinets shall be screened from public view and/or treated to match the materials and colors of the adjacent buildin...
	c. Electric meters which are located on the exterior of a building shall be contained within a flush mounted cabinet and screened from public view. The meter cabinets shall match the building materials and color.
	d. Gas meters which are located in the front of a building shall be screened from public view with a minimum 30-inch high masonry wall. Such wall shall be treated to match the color and finish of the adjacent building.
	e. Exceptions may be granted by the Director where screening is infeasible due to health and safety or utility requirements.

	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	3. Common Property Lines.  A screening wall shall be provided on the interior lot lines of any lot that contains any use in the Industrial Use Classification or the Transportation, Communication, and Utilities Use Classification except Telecommunicati...
	a. Timing. The screening wall shall be provided at the time of new construction or expansion of buildings, or changes from one use classification to another use classification.
	b. Location. Screening walls shall follow the lot line of the lot to be screened unless the Director finds that screening in another location on the lot will substantially screen the subject building, facility, or activity.
	c. Height. The screening wall shall be four feet in height within the required front setback of the subject lot and adjacent to the required front setback of the adjacent residential lot and six feet in height in other locations.
	d. Materials. The screening wall shall be solid masonry .

	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.
	4. Outdoor Storage Areas. Outdoor storage areas shall be screened from public rights-of-way, adjacent Residential Zones or residential uses, and publicly accessible open space areas with a solid masonry wall a minimum of six feet in height.

	C. Maintenance. Screening walls shall be maintained in good repair, including painting, if required, and shall be kept free of litter or advertising. Where hedges are used as screening, trimming or pruning shall be employed as necessary to maintain th...

	23.12.130 Security Devices
	A. Residential Zones and Residential Uses. Security devices on doors and windows, are prohibited in all Residential Zones and on all Residential Uses. Those security devices installed prior to March 21, 2016 are considered legal nonconforming, provide...
	B. Nonresidential Zones.  Security devices are allowed in nonresidential zoning districts. Security devices on building openings which face public streets shall comply with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	1. Interior Mounted Security Devices. Interior mounted security devices are allowed in compliance with the following standards.
	a. The security devices shall be interior mounted, retractable or openable, and concealed from public view during business hours.
	b. Any associated mechanical equipment or housing shall be concealed from public view.
	c. The security devices shall be architecturally integrated with the design of the building.

	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	2. Exterior Mounted or Fixed, Non-Retractable or Non-Openable Security Devices. Exterior mounted or fixed, non-retractable or non-openable security devices are allowed pursuant to Design Review Board approval and the following standards.
	a. Security devices, bars and decorative wrought iron grillwork may be permitted for windows or other building openings.
	b. Decorative wrought iron grillwork or gates may also be permitted for doors, porches, breezeways and other building openings. Such grill-work must be openable or retractable and concealed from view during business hours.
	c. Exterior mounted security shutters are also permitted provided that such devices are retract-able and are concealed from view during business hours.
	d. Security devices shall be architecturally integrated with the design of the building, shall be aesthetically attractive and shall not overwhelm or dominate the building.


	C. Installation. Security devices shall be installed in compliance with all applicable regulations of the Fire and Police Departments and the Building Division.
	D. Nonconforming Security Devices. Immediately upon any change, modification, alteration in the building, a new use requiring a new business license (excepting change of ownership), or discontinuation of use of the premises for more than 14 consecutiv...

	23.12.140 Swimming Pools
	A. Front Yards. Swimming pools, spas and pool equipment shall not be located within a required front yard.
	B. Side and Rear Yards. Swimming pools, spas and pool equipment may be located within the required interior side, or rear yard provided the swimming pool and pool equipment, including pumps, are located a minimum of three feet from any property line.
	C. Corner Side Yards. Swimming pools, spas and pool equipment may be located within the required corner side yard provided the swimming pool and pool equipment, including pumps, are located a minimum of five feet from any property line.

	23.12.150 Tree Preservation
	A. Purpose and Intent. This Section is established to recognize oaks, and other California native and mature trees as significant aesthetic and ecological resources and to create favorable conditions for the preservation and propagation of plant herit...
	1. Maintain and enhance the public health, safety and welfare through the mitigation of soil erosion and air pollution.
	2. Preserve and enhance property values through conserving and enhancing the distinctive and unique aesthetic character of many areas in the City.

	B. Applicability. The provisions of this Section apply to all protected trees defined as follows.
	1. Protected Trees.
	a. Quercus family trees (oaks) taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	b. California native trees taller than 15 feet, or with a trunk diameter larger than 12 inches in diameter, or 36 inches in circumference, measured at a point four and one-half feet above the root crown.
	c. Mature tree: A tree taller than 20 feet or with a trunk diameter larger 24 inches in diameter, or 75 inches in circumference, measured at a point four and one-half feet above the root crown.


	C. Tree Permit Required. A Tree Permit is required to remove, top, trim, prune, damage, or otherwise materially alter a protected tree on private property, except as provided below.
	1. Exceptions. The following are exempt from the requirement for a Tree Permit.
	a. Trees located in the required rear and side yards in the R-1 and R-2 zoning districts.
	b. Fruit trees.
	c. Any palm tree that is not listed as a California native.
	d. Normal and routine trimming or pruning which does not constitute trimming or topping or result in damage or death to a tree.
	e. Removal of dead wood.
	f. Cases of emergency where the Community Development Director, Director of Public Works, or member of a law enforcement agency or Fire Department, determines that the protected tree poses an imminent threat to the public safety, or general welfare.
	g. Removal or relocation of trees necessary to obtain adequate line-of-sight distances for traffic safety as required by the Community Development Director or the Director of Public Works Services.
	h. Removal or trimming of trees for the protection of any public property or public utility property that is undertaken by authority of the City, other public agency having jurisdiction, or public utility.


	D. Tree Permit-Hazardous or Diseased Trees.
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	1. Application. An application for a Tree Permit for the removal of a diseased or hazardous protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees and contain documentation substa...
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	2. Decision. The Director shall approve, conditionally approve, or deny the application within 10 working days.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	3. Expiration. A Tree Permit for a hazardous or diseased tree shall automatically expire if the activities authorized by the permit are not completed within six months after the date of approval.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.
	4. Replacement. Replacement trees are not required for the removal of a hazardous or diseased tree.

	E. Tree Permit-Healthy Trees.
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	1. Application. An application for a Tree Permit for the removal of a healthy protected tree shall be made to the Community Development Department pursuant to Section 23.24.020, Application Forms and Fees. The application shall include, but not be lim...
	a. An explanation as to why the tree’s removal is necessary.
	b. An explanation as to why tree removal is more desirable than alternative project designs.
	c. An explanation of any mitigation measures.

	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	2. Review Authority. The Community Development Director shall act as the review authority for Tree Permit applications based on consideration of the requirements of this Section.
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	3. Public Notice. All applications for Tree Permits require public notice pursuant to Section 23.24.050, Public Notice. The notice shall state that the Director will consider and decide whether to approve, conditionally approve, or deny the removal of...
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	4. Effective Dates. A Tree Permit for a healthy tree shall automatically expire if the activities authorized by the permit are not completed within one year after the date of approval.
	5. Replacement Trees.
	a. Number.
	i. Quercus family (oaks) and California native trees: Two 24-inch box replacement oak or native trees   shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.
	ii. Mature trees: One 24-inch box replacement similar or native trees shall be required for each ten-inch increment of the diameter of the existing tree, or portion thereof.

	b. Location.
	i. A minimum of 50 percent of the replacement trees shall be planted on site.
	ii. A maximum of 50 percent of the replacement trees may be planted off-site at locations approved by the Director or have their obligation met through payment of an in-lieu fee. The value of each replacement tree, including the cost of installation, ...



	F. Enforcement.
	1. Whenever a tree removal has occurred in conjunction with construction or work contrary to the provisions of this Chapter, a Code Enforcement Officer shall issue a citation per tree removed without a permit and a City Inspector shall issue a notice ...
	2. Whenever a tree removal has occurred, independent of a development project, contrary to the provision of this Chapter, no Building Permits on the property associated with the violation shall be issued for a period of one year.
	3. Whenever a tree removal has occurred contrary to the provision of this Chapter, the required number of replacement trees shall be double the standard provision.


	23.12.160 Underground Utilities
	23.12.170 Visibility at Intersections

	Chapter 23.13 Building Design Standards
	23.13.010 Purpose and Applicability
	23.13.020 Multi-Family and Mixed-Use Residential Development Citywide, and Nonresidential Development in the CBD, EMC, CMU, and PO Zones
	A. Building Entrances and Orientation.
	1. Buildings located within 30 feet  of a front or street side lot line shall be oriented toward the adjacent front or street side lot line with the building frontage parallel to the fronting pedestrian walkway . The primary building entrance shall fa...
	2. All buildings located in the interior of a site shall have an entrance from a pedestrian walkway that is a minimum of four feet wide and connects to a public sidewalk.
	3. In the CBD Zone, one or more public entrances shall be provided at the rear of all buildings which face Main Street.
	4. Additional Entrance Requirements, Ground Floor Nonresidential  Uses.
	a. There shall be a minimum of one entrance for every 50 feet of building frontage with a maximum separation of 100 feet between entrances.
	b. Buildings located on corners shall provide an entrance toward each street or have a corner entrance that provides a common entrance to the building from both streets.

	5. Additional Entrance Requirements, Residential Uses.
	a. Shared Entrances . All buildings that provide access to more than one unit from a shared exterior entrance shall provide a minimum of one primary shared entranceway that leads to a common area, such as a lobby or community space, a minimum of 10-fe...
	i. A roofed projection over the door (such as an awning, canopy, or overhang) with a minimum depth of five feet and a minimum horizontal area of 30 square feet.
	ii. A recessed entry bay with a minimum depth of five feet.
	iii. Incorporating  the entrance into a vertical mass that extends two or more feet above the height of the first floor plate vertical mass.
	iv. Transparent window s or openings that comprise a minimum of 50 percent of the area located within 20 feet of the midpoint of the primary building entrance. Glass is considered transparent where it has a transparency higher than 80 percent and exte...

	b. Individual Entrances. All residential units accessed through individual entrances at the ground level shall provide a minimum of one primary individual entranceway with a projection (such as a porch) or recess with a minimum depth of three feet and...


	B. Building Design. Buildings shall include the following design features to create visual variety and avoid a large-scale and bulky appearance.
	1. Minimum Depth of Overhanging Eaves. Overhanging eaves, if provided, shall extend a minimum of two feet beyond the supporting wall.
	2. Roof Line. Roof lines shall be varied and designed to minimize the bulk of a building, screen roof-mounted equipment, and enhance the building’s architectural design through the following methods:
	a. A minimum of one roof line offset of at least 18 inches in height  and 20 feet in length shall be provided for every 50 feet of façade length.
	b. Where parapets  are provided, the minimum 18-inch offset in height required in Section 2a may be substituted by an offset of at least 18 inches in depth. All parapets shall provide returns of at least six feet in depth at the end of the parapet fac...

	3. Façade Articulation. Any building over 50 feet wide shall provide a massing break with a minimum width of 20 feet and minimum depth of 10   feet for every 50 feet of façade length.
	a. Buildings Three or More Stories. In addition to the façade articulation requirement in Section B(3), upper and lower stories in buildings of three or more stories shall be distinguished by incorporating one or more of the following features. These ...
	i. A change in façade materials, along with a change in plane at least one inch in depth at the transition between the two materials.
	ii. A base treatment at the ground floor consisting of a material such as brick, stone, concrete masonry, or other material distinct from the remainder of the façade and projecting at least one inch from the wall surface of the remainder of the building.
	iii. Setting back the top floor or floors of the building at least five feet from the remainder of the façade.


	4. Windows and Openings.
	a. No wall facing a public right-of-way shall run in a continuous plane of more than 30 feet without a window, door, or other opening.
	b. Nonresidential Uses: Building Transparency/Required Openings. Exterior walls facing and within 30 feet of a front or street side lot line or pedestrian walkway  shall include windows, doors, or other openings for at least 50 percent of the building...
	i. Design of Required Openings. Openings fulfilling this requirement shall have transparent glazing and provide views into work areas, display areas, sales areas, lobbies, or similar active spaces, or into window displays that are at least three feet ...
	ii. Reductions. The Director may approve a Modification to reduce or waive the building transparency requirement where one of the following findings can be made:
	(1) The proposed use has certain operational characteristics with which providing the required windows and openings is incompatible; and
	(2) Street-facing building walls will exhibit architectural relief and detail, and will be enhanced with landscaping in such a way as to create visual interest at the pedestrian level.


	c. Residential Uses: Window Trim or Recess. Windows for residential uses shall have trim at least one-half inch in depth, or be recessed at least two inches from the plane of the surrounding exterior wall.

	5. Exterior Building Colors and Materials.
	a. Each  façade shall have three or more colors and three or more materials .
	b. The following materials are prohibited.
	i. Vinyl siding
	ii. T-111 plywood siding
	iii. Exterior Insulation Finishing System (EIFS)



	C. Space Requirements.
	1. Ground Floor Height, Nonresidential Uses. The minimum ground floor height for nonresidential uses is 14 feet measured floor to floor.
	2. Ground Floor Height,  Residential Uses. The minimum ground floor height for residential uses is 10 feet measured floor to floor.
	3. Tenant Space Depth , Nonresidential Uses. Nonresidential ground floor interior tenant spaces shall be a minimum of 60 feet in depth for a minimum of half of the width of the tenant space and a minimum of 40 feet in depth elsewhere, except as exempt...
	4. Private Storage Space. Each residential dwelling unit shall have at least 100 cubic feet of enclosed, weather-proofed, and lockable private storage space with a minimum horizontal dimension of three feet.

	D. Open Space Requirements. Open space  shall be provided in compliance with the standards of this Section. No portion of required open space shall be used for driveways or off-street vehicle parking and loading facilities, nor may one area of open sp...
	1. Common Open Space.   Common Open Space provides permanent areas for recreation and enjoyment with shared access for all building occupants. Common Open Space includes but is not limited to courtyards, terraces, forecourts, gardens, outdoor dining a...
	a. Amount of Common Open Space. The amount of required open space shall be equal to a minimum of 300 square feet for each unit.
	i. Common indoor recreation/office  uses may be calculated towards meeting the open space requirement if the development has 20 or more units. Such indoor common open space shall be accessible and available to all project residents for indoor activiti...
	ii.

	b. Minimum Dimensions. Common Open Space shall have a minimum dimension of 15 feet in all directions, except common indoor recreation/office uses
	c. Accessibility. Common Open Space shall be accessible to all building occupants. A minimum passageway to any required Common Open Space of seven feet in width with a minimum three foot wide walkway shall be provided.
	d. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, decking, or other serviceable, dust-free su...
	i. Maximum Slope. Slopes shall not exceed 10 percent.

	e. Required Amenities. Recreational amenities shall be required on all projects of four or more units. The amenities shall include one or more of the following: Swimming pool, spa, recreation room with ping pong table and lounge furniture or billiard ...
	f. Maintenance. Common indoor and outdoor open space shall be controlled and permanently maintained by the owner of the property, or by a homeowners' association. Provisions for such control and maintenance shall be included in the covenants, conditio...

	2. Private Open Space.  Private Open Space provides open space areas for the exclusive use of the occupants of a single dwelling unit and includes but is not limited to balconies, decks, terraces, patios, fenced yards, and other similar private areas.
	a. Minimum Dimensions. Private open space located on the ground level (e.g., yards, decks, patios) shall have no dimension less than eight feet. Private open space located above ground level (e.g., balconies) shall have no dimension less than five feet.
	b. Accessibility. Private Open Space shall be accessible to only one dwelling unit by a doorway to a habitable room or hallway.
	c. Surfacing. A surface shall be provided that allows convenient use for outdoor living and/or recreation. Such surface may be any practicable combination of lawn, garden, flagstone, wood planking, concrete, or other serviceable, dust-free surfacing. ...


	E. Limitations on Location of Parking.  Above ground parking and structured parking, including partially submerged or underground parking with three or more feet above ground shall be located a minimum of 40 feet  from the primary street facing proper...
	1. The design incorporates conditioned, usable space built close to the public sidewalk to the maximum extent feasible; and
	2. The site is physically constrained such that underground parking or above ground parking located more than 40 feet from the primary street frontage is not feasible.

	F. Pedestrian Access. On-site pedestrian circulation and access shall be provided according to the following standards.
	1. Internal Connections. A system of pedestrian walkways shall connect all buildings on a site to each other, to on-site automobile and bicycle parking areas, and to any on-site open space areas or pedestrian amenities.
	2. Circulation Network. On-site walkways shall be connected to the public sidewalk and other planned or existing pedestrian routes. An on-site walkway shall connect the primary building entry or entries to a public sidewalk on each street frontage.
	3. Pedestrian Walkway Design.
	a. Walkways shall be a minimum of four feet wide, shall be hard-surfaced, and paved with concrete, stone, tile, brick, or comparable material.
	b. Where a required walkway  crosses parking areas or loading areas, it must be clearly identifiable through the use of a raised crosswalk, a different paving material, striping, or similar method.
	c. Where a required  walkway is parallel and within two feet of an auto travel lane, it must be raised or separated from the auto travel lane by a physical barrier consisting of a raised curb at least four inches high.




	Chapter 23.14 Affordable Housing, Density Bonuses and Incentives
	23.14.010 Purpose
	23.14.020 Applicable Zoning Districts
	23.14.030 Qualifications
	23.14.040 Density Bonus, Incentives and Concessions
	23.14.050 Application
	A. A brief description of the proposed housing development;
	B. The total number of housing units proposed in the development project, including unit sizes and number of bedrooms;
	C. The total number of units proposed to be granted through the density increase and incentive program over and above the otherwise maximum density for the project site;
	D. The total number of units to be made affordable to or reserved for sale or rental to, very low, low, or moderate income households, or senior citizens, or other qualifying residents ;
	E. The zoning, general plan designations and assessor’s parcel number(s) of the project site;
	F. A vicinity map and preliminary site plan, drawn to scale, including building footprints, driveway(s) and parking layout; and
	G. A list of any concession(s) or incentive(s) being requested to facilitate the development of the project, and a description of why the concession(s) or incentive(s) is needed.

	23.14.060 Review and Consideration
	23.14.070 Continued Affordability
	23.14.080 Denial of Affordable Housing Projects
	A. The project is not needed for the City to meet its share of the regional need of low and/or moderate income housing as outlined in the adopted Housing Element to the General Plan; or
	B. The project as proposed would have a specific, adverse impact upon the public health and safety, and there is no feasible method to satisfactorily mitigate or avoid the specific adverse impact without rendering the project unaffordable to low and/o...
	C. Denial of the project or imposition of conditions is required in order to comply with specific state or federal law, and there is no feasible method to comply without rendering the project unaffordable to low and/or moderate income households; or
	D. Approval of the project would increase the concentration of low income households in a neighborhood that already has a disproportionately high number of low income households and there is no feasible method of approving the development at a differe...
	E. The project is proposed on land zoned for resource preservation which is surrounded on at least two sides by land being used for agricultural or resource preservation purposes, or which does not have adequate water or wastewater facilities to serve...
	F. The project is inconsistent with the land use designation as outlined in the adopted General Plan or in any General Plan element as it existed on the date the application for the project was deemed complete.


	Chapter 23.15 Inclusionary Housing
	23.15.010 Purpose
	23.15.020 Definitions
	A. Adjusted for Household Size Appropriate for the Unit. A household of one person in the case of a studio unit, two persons in the case of a one-bedroom unit, three persons in the case of a two-bedroom unit, four persons in the case of a three-bedroo...
	B. Affordable Housing Cost. The total housing costs paid by a qualifying household, which shall not exceed a specified fraction of their gross income, adjusted for household size appropriate for the unit, as follows:
	1. Very low income households, rental units:  30 percent of 50 percent of the Los Angeles County median income;
	2. Low income households, rental or for-sale units: 30 percent of 80 percent of the Los Angeles County median income;
	3. Moderate income households, for sale units: 40 percent of 110 percent of the Los Angeles County median income;
	4. Moderate income households, rental units: 30 percent of 120 percent of the Los Angeles County median income.

	C. Developer. Any person, firm, partnership, association, joint venture, corporation, or any entity or combination of entities, which seeks City approvals for all or part of a residential development.
	D. Development Agreement. An agreement entered into between the City and a developer pursuant to § 65864 of the Cal. Gov’t Code and Chapter 23.33, Development Agreements.
	E. Director. The City’s Director of Community Development Department or his or her designee.
	F. Discretionary Approval. Any entitlement or approval pursuant to Title 23 of Alhambra Municipal Code, including but not limited to a use permit, variance, design approval, and subdivision map.
	G. Inclusionary Housing Agreement. A legally binding agreement between a developer and the City, in form and substance satisfactory to the Director and City Attorney, setting forth those provisions necessary to ensure that the requirements of this cha...
	H. Inclusionary Housing Plan. The plan referenced in Subsection 23.15.070.A, and further described in the regulations, which sets forth the manner in which the requirements of this Chapter will be implemented for a particular residential development.
	I. Inclusionary Housing Trust Fund. Shall have the meaning set forth in Section 23.15.110, Inclusionary Housing Trust Fund.
	J. Inclusionary Unit. A dwelling unit that will be offered for rent or sale to low and moderate income households, at an affordable housing cost, pursuant to this Chapter.
	K. Low Income Households. Households whose gross income does not exceed  80 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	L. Low Income Units, Moderate Income Units, and Very Low Income Units. Inclusionary units restricted to occupancy by low, moderate, or very low income households, respectively, at an affordable housing cost.
	M. Market Rate Units. Those dwelling units in a residential development that are not inclusionary units.
	N. Moderate Income Households. Households whose gross income does not exceed 120 percent of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.
	O. Regulations. The regulations adopted by the City Council pursuant to Section 23.15.100, Regulations, for the implementation and enforcement of the provisions of this Chapter.
	P. Residential Development . The new construction of projects consisting of: (i) five or more single family units for which a Residential Planned Development (RPD ) approval is obtained pursuant to Chapter 23.62; or (ii) five or more multi-family dwel...
	Q. Substantial Rehabilitation or Substantially Rehabilitated. The rehabilitation of a dwelling unit(s) that has substantial building and other code violations, and has been vacant for at least six months, such that the unit is returned to the City’s h...
	R. Total Housing Costs. The total monthly or annual recurring expenses required of a household to obtain shelter. For a rental unit, Total Housing Costs include the monthly rent payment and utilities. For an ownership unit, Total Housing Costs include...
	S. Very Low Income Households. Households whose gross income is equal to 50 percent or less of the median income for Los Angeles County as determined annually by the U.S. Department of Housing and Urban Development.

	23.15.030 Applicability
	23.15.040 Inclusionary Unit Requirement
	A. A total of 15 percent of all newly constructed dwelling units in residential developments shall be developed, offered to and sold or rented to low and moderate income households, at an affordable housing cost, as per the following breakdown:
	1. Nine percent of all newly constructed dwelling units shall be sold or rented to low income households;
	2. Six percent of all newly constructed dwelling units shall be sold or rented to moderate income households.

	B. The inclusionary unit requirement set forth in Subsection (A) of this Section may be reduced as follows:
	1. If very low income units are provided in lieu of required low income units, a credit of 1.5 units to every one unit shall be provided;
	2. If very low income units are provided in lieu of required moderate income units, a credit of two units to every one unit shall be provided;
	3. If low income units are provided in lieu of required moderate income units, a credit of 1.5 units to every one unit shall be provided.

	C. In calculating the required number of inclusionary units, fractional units of .75 or above will be rounded up to a whole unit if the residential development consists of ten to 20 units; fractional units of .50 or above will be rounded up to a whole...

	23.15.050 Alternatives
	A. In lieu Fee. At the discretion of the developer, if a residential development consists of 20 units or less, payment of a fee in lieu of all or some of the inclusionary units, as follows:
	1. The amount of the fee shall be calculated using the fee schedule established by resolution of the City Council.
	2. One-half of the in lieu fee required by this Subsection shall be paid (or a letter of credit posted) prior to issuance of a Building Permit for all or any part of the residential development. The remainder of the fee shall be paid before a certific...
	3. The fees collected shall be deposited in the Inclusionary Housing Trust Fund.

	B. Off-site Units. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by constructing or subst...
	C. Land Donation. Upon application by the developer and at the discretion of the Director, the developer may satisfy the requirement of providing inclusionary units as part of the residential development, in whole or in part, by a conveyance of land t...

	23.15.060 Exemptions
	A. Residential developments that obtain a Planning Commission approval  from the City prior to the effective date of this Chapter, which obtain a Building Permit pursuant to that discretionary approval within one year of the effective date of this Cha...
	B. Residential developments that are exempt from this Chapter pursuant to State law.

	23.15.070 Procedures
	A. At the times and in accordance with the standards and procedures set forth in the regulations, developers shall:
	1. Submit an Inclusionary Housing Plan for approval by the Director, setting forth in detail the manner in which the provisions of this Chapter will be implemented for the proposed residential development;
	2. Execute and cause to be recorded an Inclusionary Housing Agreement (unless developer is complying with this Chapter pursuant to Subsection 23.15.050.A, In-lieu Fee, or Subsection 23.15.050.C, Land Donation.

	B. No discretionary approval shall be issued for all or any portion of a residential development subject to this Chapter until the developer has submitted an Inclusionary Housing Plan.
	C. No building permit shall be issued for all or any portion of a residential development subject to this Chapter unless the Director has approved the Inclusionary Housing Plan, and the Inclusionary Housing Agreement (if required) is recorded.
	D. No certificate of occupancy shall be issued for all or any portion of a residential development subject to this Chapter unless the approved Inclusionary Housing Plan has been fully implemented.

	23.15.080 Standards
	A. All inclusionary units shall be reasonably dispersed throughout the residential development; shall be proportional, in number, bedroom size and location, to the market rate units; and shall be comparable with the market rate units in terms of the b...
	B. All inclusionary units in a residential development shall be constructed concurrently with or prior to the construction of the market rate units. In the event the City approves a phased project, some inclusionary units as required by this Chapter s...
	C. Inclusionary units shall be reserved for low and moderate income households at the ratios established pursuant to Section 23.15.040, Inclusionary Unit Requirement, and shall be provided at the applicable affordable housing cost.
	1. An inclusionary unit that is for rent shall remain reserved for the target income level group at the applicable affordable housing cost in perpetuity.
	2. An inclusionary unit that is for sale shall remain reserved for the target income level group at the applicable affordable housing cost for a period of 45 years.

	D. Notwithstanding Subsection (C)(2) of this Section, inclusionary units for sale may be sold to an above moderate income purchaser in accordance with procedures set forth in the regulations, provided that the sale shall result in a recapture by the C...

	23.15.090 Enforcement
	A. The provisions of this Chapter shall apply to all developers and their agents, successors and assigns proposing a residential development. All inclusionary units shall be rented or sold in accordance with this Chapter and the regulations adopted pu...
	B. Any individual who sells or rents an inclusionary unit in violation of the provisions of this Chapter shall be required to forfeit all monetary amounts so obtained. Recovered funds shall be deposited into the Inclusionary Housing Trust Fund.
	C. The City may institute any appropriate legal actions or proceedings necessary to ensure compliance with this Chapter, including but not limited to: (1) actions to revoke, deny or suspend any permit, including a building permit, certificate of occup...
	D. In any action to enforce this Chapter or an Inclusionary Housing Agreement recorded hereunder, the City shall be entitled to recover its reasonable attorney’s fees and costs.

	23.15.100 Regulations
	23.15.110 Inclusionary Housing Trust Fund
	23.15.120 Administrative Fees
	23.15.130 Appeal
	23.15.140 Taking Determination
	A. Commencing upon the approval or disapproval of the Inclusionary Housing Plan by the Director pursuant to the regulations, and within 15 days thereafter, a developer may request a determination that the requirements of this Chapter, taken together w...
	B. In making the taking recommendation or determination, the decision maker shall assume each of the following:
	1. Application of the inclusionary housing requirement to the residential development;
	2. Application of the inclusionary incentives;
	3. Utilization of the most cost-efficient product type for the inclusionary units; and
	4. External funding where reasonably likely to occur.

	C. If it is determined that the application of the provisions of this Chapter would be a taking, the Inclusionary Housing Plan shall be modified to reduce the obligations in the inclusionary housing component to the extent and only to the extent neces...


	Chapter 23.16 Art in Public Places Program
	23.16.010 Purpose
	A. Cultural and artistic resources enhance the quality of life for individuals living in, working in and visiting the City.
	B. Balanced development of cultural and artistic resources preserves and improves the quality of the urban environment and increases real property values.
	C. Cultural and artistic resources are an important aspect of educating and enhancing the community of the City, and supporting outside art projects such as the Pasadena Rose Parade Float help to serve this goal.
	D. As development and revitalization of the real property within the City continues, the opportunity for creation of cultural and artistic resources is diminished.
	E. As this development and revitalization continues as a result of market forces, urbanization of the community results.
	F. As these opportunities are diminished and this urbanization occurs, the need to develop alternative sources for cultural and artistic outlets to improve the environment, image and character of the community is increased.
	G. Development of cultural and artistic assets should be financed by those whose development and revitalization diminishes the availability of the community’s resources for those opportunities and contributes to community urbanization.
	H. Establishment of this Arts in Public Places Program will promote the general welfare through balancing the community’s physical growth and revitalization and its cultural and artistic resources.

	23.16.020 City Art Fund Created
	A. There is hereby created a fund to be known as the “Art in Public Places Fund” (“Art Fund”) to account for fees paid pursuant to this Chapter. This fund shall be maintained by the City Treasurer and shall be used solely:
	1. For the acquisition, installation, improvement, maintenance and insurance of an art work;
	2. To sponsor or support performing arts and/or outside art projects, including but not limited to the Pasadena Rose Parade Float;
	3. For the acquisition and improvement of real property for the purpose of displaying art work, which has been or may be subsequently approved by the City; or
	4. For maintenance of and utility charges related to property purchased pursuant to subsections A.1 and A.3 above.

	B. If real property purchased with monies from the Art Fund is subsequently sold, the proceeds from the sale shall be returned to the Art Fund.

	23.16.030 Arts Committee Established
	23.16.040 Applicability
	A. New Development. All new residential development of more than five units, and all commercial, industrial, and public building development projects, with a building valuation exceeding $500,000 shall be subject to the provisions of this Chapter.
	B. Existing Development. Exterior modifications, alterations and additions, all remodeling of existing residential buildings of more than five units, and all remodeling of existing commercial, industrial and public buildings, shall be subject to the p...
	C. Exempt Development. The following developments or modifications, alterations and additions to the developments are exempt from this Chapter. This exemption shall apply only as long as the exempt use is maintained.
	1. Low- or moderate-income housing,
	2. Senior housing,
	3. Performing arts facilities,
	4. Museums,
	5. Public buildings,
	6. Interior remodel/tenant improvements, and
	7. National disaster repairs/rebuilding required by code.


	23.16.050 Obligation
	A. Any development subject to this Chapter shall be obligated to contribute to the City's Art in Public Places program. The amount of such contribution shall be a percentage of the total building valuation for the development excluding land value, off...
	B. An applicant may satisfy the contribution obligation required by subsection A above in one of four ways:
	1. Through payment in cash of the contribution amount directly to the Art Fund (the "In Lieu Fee"); or
	2. Through donation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City; or,
	3. Through installation of an approved art work, equal to or exceeding the value of the contribution amount, pursuant to Section 23.16.070, Procedures for Placing Art Work on Private Property; or,
	4. Through design of the development in such a manner that it satisfies the contribution obligation pursuant to Section 23.16.130, Procedure for Approving Architecture as Art.

	C. Nothing in this Section shall prohibit the applicant from privately placing or publicly donating an approved art work with acquisition and installation costs in an amount less than the contribution amount; provided that the applicant shall also pay...
	D. Fifteen percent of the revenue generated from the Art Fund is allocated for administrative costs.

	23.16.060 Timing
	A. If an applicant elects to satisfy its obligations hereunder through the payment of an in lieu art fee, such payment shall be made prior to issuance of building permit. As used in this Chapter, "applicant" shall mean an applicant for a building perm...
	B. If an applicant elects to satisfy its obligations hereunder through donation of an approved art work, or installation of an approved art work on private property, the art work shall be approved, as provided herein, prior to issuance of a Building P...
	C. Prior to final inspection or issuance of a certificate of occupancy, financial security in an amount equal to the acquisition and installation costs of any approved art work, in a form approved by the City Attorney, must be posted. Any donated appr...
	D. The applicant must record a covenant on the subject property which provides for ongoing maintenance of approved art work prior to Certificate of Occupancy.
	E. If any approved art work placed on private property pursuant to this Chapter is removed without City approval, the Certificate of Occupancy may be revoked.

	23.16.070 Procedures For Placing Art Work On Private Property
	A. Application Procedure. An application for placement of art work on private property shall be submitted to the Planning Division and shall include:
	1. Preliminary sketches, photographs or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. Preliminary plans containing such detailed information as may be required by the City to adequately evaluate the location of the art work in relation to the proposed development, and its compatibility with the proposed development, including compat...
	4. A narrative statement to be submitted to the City Art in Public Places Committee to demonstrate that the art work will be displayed in an area open and freely available to the general public at least 10 hours each day, or otherwise provide public a...

	B. Review and Approval. Completed applications shall be submitted to the Community Development Department for the City Art in Public Places Committee review and approval of the art work, considering the aesthetic quality and harmony of the art work wi...

	23.16.080 Procedure For Acceptance Of Art Work Donated To The City
	A. Application Procedure. An application for acceptance of art work to be donated to the City shall include:
	1. Preliminary sketches, photographs, models or other documentation of sufficient descriptive clarity to indicate the nature of the proposed art work;
	2. An appraisal or other evidence of the value of the proposed art work, including acquisition and installation costs;
	3. A written agreement executed by or on behalf of the artist who created the art work which expressly waives his or her rights under the California Art Preservation Act or other applicable law; and
	4. Other information as may be required by the City Arts Committee to adequately evaluate the proposed donation of art work.

	B. Review and Acceptance.
	1. Completed applications shall be submitted to the City Arts Committee for review and recommendation to the City Council.
	2. Recommendations shall be forwarded to the City Council, which shall have the sole authority to accept or reject or conditionally accept the donation.


	23.16.090 Limitation On Forms Of Art
	A. Private Property. Subject to the provisions of Section 23.16.070, Procedures for Placing Art Work on Private Property, and Section 23.16.100, Ownership of Artwork, if a person subject to this Chapter chooses to meet the art in public places allocat...
	B. Donation of Art. Subject to the provisions of Section 23.16.080, Procedure for Acceptance of Art Work Donated to the City, and Section 23.16.110, Art Work on Public Property, Performing Arts, Outside Art Projects, and Purchase of Real Property for ...

	23.16.100 Ownership Of Artwork
	A. All art work placed on the site of an applicant's project shall remain the property of the applicant; the obligation to provide all maintenance necessary to preserve the art work in good condition shall remain with the owner of the site.
	B. Maintenance of art work shall include without limitation, preservation of the art work in good condition to the satisfaction of the City, protection of the art work against physical defacement, mutilation or alteration, and securing and maintaining...
	C. In addition to all other remedies provided by law, in the event the owner fails to maintain the art work, upon reasonable notice, the City may perform all necessary repairs, maintenance or secure insurance, and the costs therefor shall become a lie...
	D. All art work donated to the City shall become the property of the City upon acceptance by the City Council.

	23.16.110 Art Work On Public Property, Performing Arts, Outside Art Projects, And Purchase Of Real Property For Public Art
	A. The Alhambra City Arts Committee shall prepare an annual plan for the Art in Public Places Program.
	B. The Alhambra City Arts Committee may recommend to the City Council the purchase of art work to be displayed on public property, support for the performing arts, support for outside art projects, and the purchase and improvement of real property to ...
	1. The type of art work considered, an analysis of the constraints applicable to placement of the art work on a site, the need for and practicality of the maintenance of the art work, and the costs of acquisition and installation of the art work; or
	2. The type of performance and amount recommended; or
	3. A description of the outside art project and the amount recommended; or
	4. The estimated costs of acquisition and improvements of the real property proposed to be purchased.

	C. An expenditure from the City Art Fund may be made for the performing arts; provided, that the performance occurs at a location in the City of Alhambra, or owned or controlled by the City.
	D. An expenditure from the City Art Fund may be made for outside art projects including but not limited to the Pasadena Rose Parade Float; provided, that the project serves to educate the community on the City’s history or artistic culture.

	23.16.120 Criteria For Approving Architecture As Art
	A. The architect shall be substantially recognized by the art world in shows, museums, and/or publications.
	B. When reviewing architecture as art, the underlying concept of the architecture shall be expressive as more than mere utilitarian architecture. The architecture as a whole or certain architectural features shall express ideas or meaning and have cul...
	C. In the alternative, architecture can be considered art if it is created as a collaborative effort with an artist, the artist does a majority of the work, the artist has major design control of the portions of the architecture to be considered art, ...
	D. The architecture must meet all the general criteria regarding placement of artwork on private property as defined in Section 23.16.070, Procedures for Placing Art Work on Private Property.

	23.16.130 Procedure For Approving Architecture As Art
	A. A developer must make two presentations to the City Arts Committee:
	1. The first presentation shall be made prior to the development application being deemed complete. The developer must submit a maquette and other materials which satisfactorily illustrate the proposed conceptual development. The developer and archite...
	2. The second presentation  shall be made at the completion of the City approval process. The developer must then submit a maquette and other materials which satisfactorily illustrate the to-be-built development.

	B. The developer and architect shall demonstrate that there will be high quality materials and craftsmanship used in the execution of the construction.
	C. If all of the foregoing criteria are met, the City Arts Committee shall make the recommendation to accept the architecture as art, only if, in its judgment, the architectural work is of extremely high artistic merit and would make a substantial cul...
	D. The developer and/or architect shall have the responsibility to demonstrate that all of the foregoing criteria are met.


	Chapter 23.17 Landscaping
	23.17.010 Purpose
	A. Improve the appearance of the community by requiring permanently maintained landscaping;
	B. Enhance the appearance of development and minimize or eliminate conflicts between potentially incompatible uses through landscaping;
	C. Aid in energy conservation by providing shade from the sun and shelter from the wind;
	D. Provide areas on site to absorb rainfall and assist in reducing storm water runoff;
	E. Assist in erosion control;
	F. Promote conservation and efficient use of water; and
	G. Implement the Water Conservation in Landscaping Act.

	23.17.020 Applicability
	A. All new development.
	B. Additions to single-family residential developments that expand existing floor area by 50 percent or more.
	C. Additions to multi-unit residential and non-residential development that expand existing floor area by 10 percent or more.
	D. All new and rehabilitated landscaping projects that include new irrigated landscaping over 2,500 square feet.
	E. Exceptions. The provisions of this Chapter do not apply to the following:
	1. Farming, agriculture, and crop production including vegetable gardens, vineyards, and small orchards.
	2. Public recreational areas (designated for active play, recreation or public assembly).
	3. Registered local, state or federal historical sites.
	4. Habitat restoration projects that do not require a permanent irrigation system.
	5. Mined-land reclamation projects that do not require a permanent irrigation system.
	6. Existing plant collections, as part of botanical gardens and arboretums open to the public.


	23.17.030 Areas to be Landscaped
	A. Required  Street-Facing Yards All required street-facing yards  shall be landscaped except for the following areas used for exit and entry :
	1. Residential. Up to 25 percent of the required  yard area.
	2. Nonresidential. Up to 75 percent of the yard area.

	B. Sloped Areas. All areas with 3:1 or greater slope.
	C. Parkways. A minimum of 75 percent  of parkway areas.
	D. Interior Property Lines Abutting  Residential Zoning Districts. Whenever a non-residential use is located adjacent to a Residential Zoning District and no screening wall is provided, a six foot wide landscape buffer planted with a mix of trees and ...
	E. Building Perimeters. The portions of a non-residential building that front a public street shall have one or more landscape planters installed along a minimum 20 percent of that building face. The minimum width of the planter shall be three feet. T...
	F. Parking Areas. Parking areas as required by Chapter 23.20, Parking and Loading.
	G. Unused Areas. All areas of a project site not intended for a specific use, including areas planned for future phases of a phased development, shall be landscaped, hydroseeded, or left in a natural state.

	23.17.040 Landscape Plan
	A. Information Required. Landscape plans shall be drawn to scale and shall include the following:
	1. Proposed plant locations, species, sizes, and plant factor. Plants with similar water needs shall be grouped together on the landscape plan. The plant factor, established in the California Department of Water Resources study, Water Use Classificati...
	2. Locations of any existing trees over six inches in diameter or over two inches in diameter for oak trees, as measured at 48 inches above natural grade, and whether each such tree is proposed for retention or removal.
	3. Details and location of proposed fencing, entries, refuse collectors and free-standing or monument signs.
	4. Areas to be covered by non-decorative hardscape features (e.g., concrete, asphalt, , driveways, sidewalks, etc.)
	5. Areas to be covered by decorative permeable hardscape features (e.g., brick, stone, mulch, gravel, water feature, etc.)
	6. Walkways, plazas and sitting areas, play areas, street furniture and other existing or proposed permanent outdoor equipment or decorative landscape features, if any.
	7. Proposed method and location of irrigation.

	B. Alternative Landscape Plan . An applicant may demonstrate that the intent of the landscape requirements of this Chapter can be achieved through an Alternative Landscape Plan. The Alternative Landscape Plan shall be prepared in accordance with the p...
	1. Innovative use of plant materials and design techniques in response to unique characteristics of the site or the proposed use.
	2. Preservation or incorporation of existing native vegetation.
	3. Incorporation of naturalistic design principles, such as variations in topography, meandering or curvilinear plantings, and grouping of dominant plant materials (trees, large shrubs) in a manner consistent with existing native vegetation.
	4. Integration of landscaping and pedestrian facilities in a manner that improves access or incorporates pedestrian-friendly design.
	5. Use of additional shade trees to create a greater canopy effect.
	6. A greater degree of compatibility with surrounding uses than a standard landscape plan would offer.


	23.17.050 General Requirements
	A. Materials.
	1. General.
	a. Required landscaped areas shall be planted with a combination of ground covers, shrubs, vines, and trees. A minimum of one different plant type per 1,000 square feet of lot area shall be provided, up to a maximum of 10 different plant types.
	b. Landscaping may include decorative materials such as brick, bark, timber,  decorative rock, structural features , or other decorative features, provided they do not cover more than 25 percent of the area required to be landscaped.

	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	2. Required Water Efficient Plants. One of the following options of types of plants shall be chosen to ensure that the landscape project meets water efficiency requirements.
	a. Option A: All Low Water Plants. Exclusive of garden areas dedicated to edible plants, all plants and trees shall be low or very low water use (average California Department of Water Resources study, Water Use Classification of Landscape Species (WU...
	b. Option B: Primarily Low Water Plants. Exclusive of garden areas dedicated to edible plants, at least 75 percent of the landscape area shall contain low or very low water use plants (average WUCOLS plant factor of 0.3). Option B is only available fo...
	c. Option C: Water Use Calculation. The estimated total water use (ETWU) of the landscaping shall not exceed the maximum applied water allowance (MAWA), calculated pursuant to the State Model Water Efficient Landscape Ordinance (MWELO). Option C is av...
	i. Department of Water Resources Model Water Efficient Landscape Ordinance Compliance Required. Where Option C: Water Use Calculation is selected, all requirements of the Department of Water Resources Model Water Efficient Landscape Ordinance shall ap...


	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	3. Size and Spacing. Plant materials shall be grouped in hydrozones in accordance with their respective water, cultural (soil, climate, sun and light), and maintenance needs. Plants shall be of the following size and spacing at the time of installation:
	a. Ground Covers. Ground cover plants other than grasses shall be at least the four-inch pot size. Areas planted in ground cover plants other than grass seed or sod must be planted at a rate of one per 12 inches on center.
	b. Shrubs. Shrubs shall be a minimum size of one gallon.  When planted to serve as a hedge or screen, shrubs shall be planted with two to four feet of spacing, depending on the plant species.
	c. Trees.
	i. Residential Development. A minimum of one 24-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street, with a minimum requirement of at least one tree.
	ii. Mixed-Use and Nonresidential Development. A minimum of one 36-inch box tree  per 50 feet of street frontage shall be provided within the yard fronting the street.


	4. Artificial Turf.
	a. Material. Artificial turf must meet minimum material standards, including the following:;
	i. The turf shall have a minimum eight-year no-fade warranty as issued by the manufacturer.
	ii. The turf shall be cut-pile infill, minimum pile height one and two-thirds inches and a maximum of one and three-quarter inches, with parallel long slit blades.
	iii. The synthetic turf blades (not including the thatch layer) shall be required to contain at least two natural green colors.
	iv. The turf must contain a beige or tan thatch layer.
	v. Be affixed to a permeable triple-layer backing and allow water to percolate through the synthetic grass at a drain rate of at least 30 inches per hour, to an adequate drainage system installed underneath the artificial turf to prevent run-off, pool...
	vi. The synthetic turf shall comply with all federal and state standards related to lead and heavy metal content.
	vii. The fill material shall be of silica sand or zeolite material that is brushed in to keep the blades upright and achieve a natural grass look. Any replacement fill shall be the same. The use of rubber crumb infill is prohibited.
	viii. Must be constructed to maximize dimensional stability, resist damage during normal use and minimize UV degradation with a tear grab strength of at least 200 pounds. It must be resistant to staining, weather, insects, rot, mildew, and fungus and ...
	ix. The use of indoor/outdoor carpeting, and artificial shrubs, flowers, tress, and vines instead of natural plantings is prohibited.

	b. Installation. Artificial turf must be installed pursuant to manufacturers requirements by a licensed professional with experience in the installation of artificial turf. In addition:
	i. Installation must include removal of all existing plant material and three inches of a compacted aggregate base that provides adequate drainage and ensure stability.
	ii. The area must be sloped and graded to prevent excessive pooling, runoff, or flooding onto adjacent property. Artificial turf areas must be sufficiently drained to live planting areas to provide complete infiltration of runoff.
	iii. Artificial turf must be permanently anchored over the entire coverage area with nails and glue, and all seams must be nailed, or sewn and glued so as to conceal the edges, with the grain pointing a single direction.
	iv. All existing irrigation infrastructure in the covered area, including piping and sprinkler heads that are no longer used must be capped or removed and shall not be visible.
	v. Artificial turf must be separated from live planting areas by a barrier such as a mow strip or bender board to prevent mixing of natural plant materials and artificial turf.
	vi. All efforts shall be made to protect existing trees and tree roots from damage during installation.
	vii. Artificial turf may not be installed within a five-foot diameter of the trunk of any tree.
	viii. Artificial turf is prohibited in all parkways.

	c. Maintenance. Artificial turf must be maintained in an attractive and clean, unfaded condition free of weeds, stains, debris, tears, holes, depressions, ruts, odors and looseness at edges and seams. Damaged or worn areas in the artificial turf surfa...

	5. Natural Turf.  Natural turf is subject to the following limitations.
	a. No more than 25 percent   of the landscaped area may be natural turf.
	b. The installation of natural turf on slopes greater than 25 percent is prohibited.
	c. Natural turf is prohibited in locations that are less than 10 feet wide.

	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	6. Mulch. A minimum three-inch layer of mulch shall be applied on all exposed soil surfaces of planting areas.  Mulch shall not be required  in turf areas, creeping or rooting groundcovers, or direct seeding applications where mulch would be detriment...
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.
	7. Compost. Compost at a rate of at least four cubic yards per 1,000 square feet to a depth of six inches into landscape area (unless contra-indicated  by a soil test) shall be incorporated.

	B. Water Features. Recirculating water shall be used for all decorative water features.
	C. Dimension of Landscaped Areas. No landscaped area smaller than three feet in any horizontal dimension shall count toward required landscaping.
	D. Prescribed Heights. The prescribed heights of landscaping shall indicate the height to be attained within three years after planting.
	E. Intersection Visibility. All landscaping shall comply with Section 23.12.170, Visibility at Intersections.
	F. Maintenance. All planting and other landscape elements shall be maintained in good growing condition. Such maintenance shall include, where appropriate, pruning, mowing, weeding, cleaning, fertilizing, and regular watering. Inert matter, such as gr...

	23.17.060 Irrigation Specifications
	A. General Requirements.
	1. All irrigation equipment must meet American National Standards Institute (ANSI), American Society of Agricultural and Biological Engineers/ International Code Council (ASABE/ICC)802-2014. “Landscape Irrigation Sprinkler and Emitter Standard”.
	2. The following areas shall be irrigated with subsurface irrigation or other means that produces no runoff or overspray.
	a. Slopes exceeding 25 percent.
	b. Areas less than 10 feet wide in any direction.

	3. The irrigation system shall be designed to prevent runoff, low head drainage, overspray, or other similar conditions where irrigation water flows onto non-targeted areas such as adjacent property or hardscapes.
	a. Irrigation systems shall be designed for zero run-off onto paved surfaces unless that surface drains to another landscape area.
	b. Spray irrigation must be placed two-feet away from impervious surfaces unless that surface drains to another landscape area.
	c. Proper irrigation equipment and schedules, including features such as repeated cycles, shall be used to closely match application rates to infiltration rates therefore minimizing runoff.
	d. Slopes greater than 25 percent shall not be irrigated with an irrigation system with an application rate exceeding 0.75 inches per hour, and check valves shall be utilized.


	B. Sprinkler Heads. Where used, sprinkler heads shall be selected for proper area coverage, application rate, operating pressure, adjustment capability, and ease of maintenance.
	1. Sprinkler heads and other emission devices shall have matched precipitation rates, unless otherwise directed by the manufacturer’s recommendations.

	C. Water Meters. A dedicated meter for irrigation is required for non-residential projects with landscape areas of 1,000 square feet or more.
	D. Backflow Prevention Devices. Backflow prevention devices shall be required to protect the water supply from contamination by the irrigation system.
	E. Pressure Regulating Equipment. Pressure regulating valves or assemblies shall be installed to ensure that the dynamic pressure at each emission device is within the manufacturer’s recommended pressure range for optimal performance.
	F. Flow Sensors. Flow sensors are required to detect high flow conditions created by system damage on all non-residential projects 1,000 square feet and greater and residential projects 5,000 square feet and greater.
	G. Controllers. Automatic control systems shall be required for all irrigation systems and must be able to accommodate all aspects of the design.
	1. Automatic irrigation controllers shall utilize either evapotranspiration or soil moisture sensor data, or rain sensing override devices.
	2. Irrigation controllers shall be of a type which does not lose programming data in the event the primary power source is interrupted.

	H. Check Valves. Where required on steep slopes, check valves shall be installed to prevent low-head drainage.
	I. Shut-Off Valves. Locate shut-off valves as close as possible to the point of connection of the water supply, and place where needed to minimize water loss in case of an emergency (such as a main line break) or routine repair.

	23.17.070 Installation and Completion
	A. Consistency with Approved Plans. All landscaping shall be installed consistent with approved plans and specifications, in a manner designed to promote and maintain healthy plant growth.
	B. Timing of Installation. Required landscaping shall be installed prior to the issuance of a certificate of occupancy for the project.
	C. Certification of Completion. Where Required Water Efficient Plant Option C: Water Use Calculation, was installed, the applicant shall submit a Certificate of Completion pursuant to the Department of Water Resources Model Water Efficient Landscape O...


	Chapter 23.18 Mapped Streets
	23.18.010 Purpose
	23.18.020 Establishment of Future Streets
	A. The City Council may designate mapped streets by adoption of an amendment to the General Plan or by adoption of a specific plan.
	B. When such a mapped street has been so established, no person shall construct, install or maintain any building or structure in the area of such mapped street or in a required setback area or any lot or panel abutting such mapped street, except as s...

	23.18.030 Partially Dedicated Streets
	A. With regard to lots or parcels abutting a street or streets upon which there has been a determination by the City Council that only a portion of the required street width has been acquired, the City Council shall determine the precise required stre...
	B. When such mapped street has been so established, no person shall construct, install or maintain any structure or building in the area of such mapped street or in the required setback area of any lot or parcel abutting such mapped street, except as ...

	23.18.040 Manner of Designation of Mapped Street
	A. Each such ordinance shall have attached thereto a copy of a map upon which the boundaries and extent of the mapped street shall be clearly delineated.
	B. The Director of Public Works shall maintain a file of all such designations of mapped streets.


	Chapter 23.19  Nonconforming Uses, Structures, and Lots
	23.19.010 Purpose
	23.19.020 Applicability
	23.19.030 General Provisions
	A. Nonconformities, Generally. Any lawfully established use, structure, or lot that is in existence on the effective date of this Title or any subsequent amendment but does not comply with all of the standards and requirements of this Title shall be c...
	B. Right to Continue. Any nonconforming use or structure may be continued and maintained provided there is no alteration, enlargement, addition, intensification or other change to the nonconforming use or structure except as otherwise provided in this...
	1. The right to continue a nonconforming use or structure shall attach to the land and shall not be affected by a change in ownership.
	2. The right to continue a nonconforming use or structure shall not apply to uses or structures deemed to be a public nuisance because of health or safety conditions.
	3. The right to continue a nonconforming use or structure shall not apply if the nonconforming use has been abandoned or vacated as described in Section 23.19.070, Abandonment of Use.


	23.19.040 Nonconforming Sites
	A. Vacant Sites . Two or more vacant nonconforming sites that are contiguous and of single ownership shall be treated as a single parcel of real property.
	B. Development Standards. Nonconforming sites shall be subject to the same development standards as a standard lot within the same zoning classification.
	C. Reductions Prohibited. No nonconforming site shall be further reduced in area, width, or depth, unless such reduction is required as part of a public improvement.

	23.19.050 Nonconforming Structures
	A. Maintenance and Repairs.   Nonstructural maintenance, repair, and interior alterations to a nonconforming structure are permitted if the changes and improvements do not enlarge the structure, change the building footprint, or increase building heig...
	B. Structural Repairs. Structural repairs that do not enlarge or extend the structure, including modification or repair of building walls, columns, beams, or girders may be permitted only when the Chief Building Official determines that such modificat...
	C. Alterations and Additions.  Alterations and additions to nonconforming structures are allowed if the alteration or addition complies with all applicable laws and requirements of this Title, the use of the property is conforming, and there is no inc...
	1. Expansion of Nonconforming Dwellings . An existing legally established dwelling that no longer conforms to a setback standard may be enlarged provided that the enlargement does encroach any further into the setback  and the enlargement is limited t...

	D. Restoration of a Damaged Structure. A nonconforming structure that is damaged or partially destroyed by fire, explosion, earthquake, or natural disaster which is not caused by an act or deliberate omission of a property owner, their agent, or perso...
	1. Restoration When Damage is 50 Percent or Less of Replacement Value. If the structure is damaged or partially destroyed to the extent of 50 percent or less of its replacement value, as determined by the Chief Building Official, the structure may be ...
	2. Restoration When Damage Exceeds 50 Percent of Replacement Value. If the structure is damaged or partially destroyed to an extent greater than 50 percent of its replacement value, as determined by the Chief Building Official, or is voluntarily razed...
	a. Residential Structures. Any nonconforming residential structure may be reconstructed, restored, or rebuilt up to the size and number of dwelling units prior to the damage and the nonconforming use, if any, may be resumed, provided the rebuilt devel...


	E. Nonconforming Signs. Lawfully established signs that do not conform to the requirements of this Title may only be maintained in compliance with the requirements of Chapter 23.21, Signs.

	23.19.060 Nonconforming Uses
	A. Expansion.  Nonconforming uses may only be expanded as follows.
	1. Residential Uses. A nonconforming residential use may expand the portion of a structure that it occupies, and may expand into an expansion or enlargement of a structure that it occupies, provided the number of dwelling units does not increase and n...
	2. Nonresidential Uses. Nonresidential nonconforming uses may be allowed to expand with approval of a Conditional Use Permit where the Planning Commission makes all of the following findings
	a. The expanded use is located within an existing, completely enclosed structure;
	b. The proposed expansion of the nonconforming use would not be detrimental to public health, safety, or general welfare; and
	c. With the exception of the nonconforming use, the proposed expansion would not be inconsistent with the General Plan and would not preclude or interfere with implementation of any applicable Specific Plan.


	B. Change in Tenancy, Ownership, or Management. Any nonconforming use may change ownership, tenancy, or management where the new use is of the same use classification as the previous use, as defined in Chapter 23.35, Use Classifications.
	C. Change from Nonconforming to Permitted Use. Any nonconforming use may be changed to a use that is allowed by right in the zoning district in which it is located and complies with all applicable standards for such use.
	D. Absence of Permit. Any use that is nonconforming solely by reason of the absence of a permit or approval may be changed to a conforming use by obtaining the appropriate permit or approval.

	23.19.070 Abandonment of Use
	A. The site is vacated;
	B. The business license lapses;
	C. Utilities are terminated; or
	D. The lease is terminated.


	Chapter 23.20 Parking and Loading
	23.20.010 Purpose
	A. Require parking spaces and loading spaces for all land uses that are sufficient in number, size, and arrangement;
	B. Minimize the negative environmental and urban design impacts that can result from parking lots, driveways, and drive aisles within parking lots;
	C. Ensure that adequate off-street bicycle parking facilities are provided;
	D. Establish standards and regulations for safe and well-designed parking, unloading, and vehicle circulation areas that minimize conflicts between pedestrian and vehicles within parking lots and, where appropriate, create buffers from surrounding lan...
	E. Offer flexible means of minimizing the amount of area devoted to parking by allowing reductions in the number of required spaces in transit-served locations, shared parking facilities, and other situations expected to have lower vehicle parking dem...

	23.20.020 Applicability
	A. New Buildings and Land Uses. Parking and loading in accordance with this Chapter shall be provided at the time any main building or structure is erected or any new land use is established.
	B. Existing Non-Residential Buildings .
	1. When a change in use, expansion of a use, or expansion of floor area creates an increase of 30 percent or more in the number of required parking or loading spaces, additional parking and loading shall be provided for such addition, enlargement, or ...
	a. Exception, Commercial Uses. Additional parking and loading spaces are not required for the change of use from one Commercial Use to another Commercial Use.
	b. Exception, Change in Occupancy. A change in occupancy is not considered a change in use unless the new occupant is in a different use classification than the former occupant.

	2. The existing parking and loading not in excess of the minimum requirements shall be maintained.
	3. If the number of existing parking or loading spaces is greater than the requirements for such use, the number of spaces in excess of the prescribed minimum may be counted toward meeting the parking and loading requirements for the addition, enlarge...
	4. Additional parking and  loading spaces are not required for the partial reconstruction of an existing building that conforms to all applicable requirements of this Title (except for off-street parking) when the use of the building remains the same ...

	C. Existing Residential Buildings  . Parking in accordance with this Chapter shall be provided where additional dwelling units are created through the alteration of an existing building or construction of an additional structure or structures.
	D. When Constructed . Parking and loading facilities required by this Chapter shall be constructed or installed prior to the issuance of a Certificate of Occupancy by the Building Official for the uses that they serve.

	23.20.030 General Provisions
	A. Existing Parking and Loading to be Maintained. No existing parking and/or loading serving any use may be reduced in amount or changed in design, location or maintenance below the requirements for such use, unless equivalent substitute facilities ar...
	B. Nonconforming Parking or Loading. An existing use of land or structure shall not be deemed to be nonconforming solely because of a lack of parking and/or loading facilities required by this Chapter, provided that  facilities used for parking and/or...
	C. Accessibility. Parking and loading areas must be accessible for its intended purpose during all hours of operation.
	D. Valet Parking.  Valet parking is allowed if an attendant is present or an automated system is in place to move vehicles. Valet parking may be permitted and may count towards the required parking subject to a parking plan approved by the Director.

	23.20.040 Required Parking Spaces
	A. Minimum Number of Spaces Required. Each land use shall be provided at least the number of parking spaces stated in Table 23.20.040, Required Parking Spaces. The parking requirement for any use not listed in Table 23.20.040 shall be determined by th...
	B. Calculation of Required Spaces.  The number of required parking spaces shall be calculated according to the following rules:
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	1. Floor Area. Where a parking or loading requirement is stated as a ratio of parking spaces to floor area, the floor area is assumed to be gross floor area, unless otherwise stated.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	2.  Bedrooms.  Where a parking requirement is stated as a ratio of parking spaces to bedrooms, any rooms having the potential of being a bedroom and  meeting the standards of the Building Code as a sleeping room shall be counted as a bedroom.
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	3. Students. Where a parking or loading requirement is stated as a ratio of parking spaces to students (including children in day care),  the number is assumed to be the number of students at the state-certified capacity or at Building Code Occupancy ...
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	4. Seats. Where parking requirements are stated as a ratio of parking spaces to seats, each 80   inches of bench-type seating at maximum seating capacity is counted as one seat.
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...
	5. Sites with Multiple Uses.   If more than one use is located on a site, the number of required parking spaces and loading spaces shall be equal to the sum of the requirements calculated separately for each use unless a reduction is approved pursuant...


	23.20.050 Parking Reductions
	A. Proximate Public Parking Facilities.  Where a nonresidential or ground floor commercial of a mixed use project is located within 400 feet of a City-owned public parking facility, , the number of required parking spaces may be:
	1. Waived all or in part when the subject property is located within the CBD zone; or
	2. Waived all or in part when the subject property is located outside the CBD zone with approval of a Minor Use Permit.

	B. Carsharing Programs.  Required automobile parking spaces may be substituted with designated Carshare Vehicle parking spaces, pursuant to the following:
	1. Up to 20 percent of the required automobile parking spaces may be designated as Carshare Vehicle parking spaces.
	2. Carshare Vehicles shall be maintained for active use by Carshare Service and not for other purposes. No sales, servicing,  storage, repair, administrative or similar functions shall occur and no personnel shall be employed on the site except for oc...
	3. Carshare Vehicles shall be made available to members of the Carsharing Service through an unattended, self-service operation 24 hours a day, seven days a week.

	C. Shared Parking.   Where a shared parking facility serving more than one use will be provided, the total number of required parking spaces may be reduced with approval of a Minor Use Permit , with the following findings:
	1. The peak hours of use will not overlap or coincide to the degree that peak demand for parking spaces from all uses will be greater than the total supply of spaces; and
	2. The proposed number of parking spaces to be provided will be adequate to serve each use,

	D.  Other Parking Reductions. Required parking for any use may be reduced subject to the following criteria.
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...
	1. Criteria for Approval. The Applicant for a parking reduction shall submit a Parking Demand Study that substantiates the basis for granting a reduced number of spaces.  The Parking Demand Study shall consider conditions including but not limited to,...


	23.20.060 Location o f Required Parking
	A. On-Site Parking Required. Required parking shall be located on the same lot as the use it serves except as allowed below.
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	1. Allowance for Off-Site Parking. Required nonresidential parking spaces may be located off-site provided the off-site parking facility is located within 600   feet, along a pedestrian route , of the principal entrance containing the use(s) for which...
	a. Evidence of Access and Right to Use. Such property shall be subject to a recorded agreement of a design by the City which shall provide that for a period of not less than the expected life of the building or use on the development site, the propert...


	B. Front and Corner-Side Setbacks. Parking spaces required pursuant to this Chapter shall not be located within a required front or corner-side setback.

	23.20.070 Bicycle Parking
	A. Short-Term Bicycle Parking. Short-term bicycle parking intended to serve shoppers, customers, messengers, guests and other visitors to a site who generally stay for a short time, shall be provided as specified below.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	1. Parking Spaces Required.  For the following uses, the number of short-term bicycle parking spaces shall be at least 2 percent of the number of required automobile parking spaces, with a minimum of four parking spaces provided per establishment.
	a. Multi-unit Residential, Group Residential, and Single Room Occupancy with five or more units.
	b. All uses in the Public and Semi-Public Use Classification.
	c. All uses in the Commercial Use Classification.

	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	2. Location. Short-term bicycle parking must be located within 50 feet of a main entrance to the building it serves. Where the bicycle parking area is not visible from the main entrance of the building, signs located at the main entrance of the buildi...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	3. Anchoring and Security. For each short-term bicycle parking space required, a stationary, securely anchored object shall be provided to which a bicycle frame and one wheel (two points of contact) can be secured.. One such object may serve multiple ...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...
	4. Size and Accessibility. Each short-term bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spa...

	B. Long-Term Bicycle Parking. Long-term bicycle parking shall be provided in order to serve employees, students, residents, commuters, and others who generally stay at a site for four hours or longer.
	1. Parking Spaces Required.
	a. Residential Uses. A minimum of one long-term bicycle parking space shall be provided for every five units for Multi-Unit Residential, Group Residential, and Single Room Occupancy.
	b. Other Uses. Any establishment with 25 or more full time equivalent employees shall provide long-term bicycle parking at a minimum ratio of one space per 25 vehicle spaces.
	c. Parking Structures. Long-term bicycle parking shall be provided at a minimum ratio of one space per 50 vehicle spaces.

	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	2. Location. Long-term bicycle parking must be located on the same lot as the use it serves and near the facility entrance. In parking garages, long-term bicycle parking must be located near an entrance to the facility. Where the bicycle parking area ...
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	3. Covered Spaces. At least 50 percent of required long-term bicycle parking must be covered. Covered parking can be provided inside buildings, under roof overhangs or awnings, in bicycle lockers, or within or under other structures.
	4. Security. Long-term bicycle parking must be in:
	a. An enclosed bicycle locker;
	b. A fenced, covered, locked or guarded bicycle storage area;
	c. A rack or stand inside a building that is within view of an attendant or security guard or visible from employee work areas or within secure/restricted bicycle storage room; or
	d. Other secure area approved by the Director.

	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	5. Size and Accessibility. Each bicycle parking space shall be a minimum of two feet in width and six feet in length and shall be accessible without moving another bicycle. Two feet of clearance shall be provided between bicycle parking spaces and adj...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	6. Bicycle Parking Reductions and Modifications. A Modification for a reduction in the number of required bicycle parking spaces or to other standards of this Section may be granted pursuant to Chapter 23.29, Modifications, if the review authority fin...
	a. Adequate site space is not available on an existing development to provide bicycle parking; or
	b. Reduced bicycle parking is justified by reasonably anticipated demand; or
	c. Other criteria based on unusual or specific circumstances of the particular case as deemed appropriate by the review authority.



	23.20.080 Loading
	A. Loading Spaces Required. Every new building, and every building enlarged by more than 10,000 square feet of gross floor area that is to be occupied by a nonresidential use other than office uses shall provide one off-street loading space per 20,000...
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	1. Multi-Tenant Buildings. The gross floor area of the entire building shall be used in determining spaces for multi-tenant buildings. A common loading area may be provided, if each tenant space is not provided a loading area.
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	2. Reduction in Number of Loading Spaces Required. The loading space requirement may be waived if the Director finds that the   applicant has satisfactorily demonstrated that due to the nature of the proposed use and/or location, such loading space wi...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...
	3. Additional Loading Spaces Required. The required number of loading spaces may be increased to ensure that trucks will not be loaded, unloaded, or stored on public streets. Such requirement shall be based on the anticipated frequency of truck pickup...

	B. Location. All required loading spaces shall be located immediately adjacent to the exterior wall of the building and a minimum of 25 feet from any Residential Zoning District or use. Loading areas shall not be located within the required front orco...
	C. Minimum Size. Each on-site loading space required by this Chapter shall have an unobstructed minimum dimension of 12 feet in width, 40 feet in length, and 15 feet in height,  exclusive of driveways for ingress and egress, maneuvering areas and setb...
	D. Access. Loading spaces shall be designed and located such that trucks shall not be required to back into or from an arterial or collector street or alley within 50 feet of any such street for ingress or egress.
	E. Surfacing. All loading areas shall be surfaced with a minimum thickness of two inches of asphaltic concrete over a minimum thickness of four inches of a base material, to be approved by the Director of Public Works, or with a minimum thickness of f...
	F. Screening. Loading areas adjoining a street or required front yard, or located directly across an alley from a Residential Zoning District or use shall be screened with a solid wall or other method that is approved by the Director

	23.20.090 Parking Area Design and Development Standards
	A. Access. Parking access areas shall be designed to ensure vehicular access to parking spaces.
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	1. Curtis and Electric Lanes. Only properties which have their sole frontage on Curtis or Electric Lanes shall take vehicular access from the lanes. Developments on properties which have frontage on other streets in addition to Curtis or Electric Lane...
	2. Maneuvering.
	a. Forward Entry.
	i. Any commercial or industrial   parking area containing space for three or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be n...
	ii. Any multiple-family residential parking area containing space for six or more vehicles shall be provided with suitable maneuvering room so that all vehicles therein may enter an abutting street in a forward direction. In addition, there shall be s...

	b. Use of a required parking space shall not require more than four vehicle maneuvers.
	c. No parking space shall be located so that a vehicle is required to maneuver within five feet of a vehicular entrance to the property.
	d. No parking space shall be located so as to require the moving of another vehicle in order to access the space.

	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	3. Curb Cuts. Curb cuts on Major Arterial streets are limited to one curb cut per 100 feet of frontage.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	4. Exits. Exits from parking lots shall be clearly posted or painted with stop signs and a six-inch wide painted limit line. The minimum letter size for painted stop signs is 24 inches. Such markings shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	5. Marking. All non-residential drive aisles and driveways shall be clearly marked with arrows indicating the direction of travel. Such marking shall be maintained in a clear and visible manner.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	6. Driveways.  Driveways providing ingress and egress to off-street parking areas shall comply with Chapter 13.24, Driveways, of the Municipal Code and the following.
	a. Driveway Length.
	i. Residential Zoning Districts. In Residential Zoning Districts, driveways providing direct access from a public street to a garage or carport shall be a minimum of 20 feet  in depth.
	ii. Nonresidential Zoning Districts. In Nonresidential Zoning Districts driveways providing direct access from a public street to a garage or carport shall be less than 10 feet or a minimum of 20 feet in depth .

	b. Driveway Width. The minimum width of a driveway is as provided in Table 23.20.090.A, Driveway Width.


	B. Size of Parking Spaces and Maneuvering Aisles. Parking spaces and maneuvering aisles shall meet the minimum dimensions required by this Subsection. Screening walls, roof support posts, columns, or other structural members shall not intrude into the...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	1. Parking Spaces  and Drive Aisle Dimensions. All residential parking spaces located within an enclosed garage shall have a minimum width of nine feet and a minimum depth of 20 feet. All other parking spaces shall have minimum dimensions as indicated...
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.
	2. Parking Spaces Abutting Wall or Fence. Each parking space adjoining a wall, fence, column, or other obstruction higher than 30 inches in the vicinity of where a vehicle door may be located shall be increased by two feet.

	C. Parking Lot Striping. All parking stalls except in a garage or carport containing two or fewer parking spaces shall be clearly outlined with striping  .
	D. Wheel Stops. Concrete bumper guards or wheel stops shall be provided for all parking spaces except those located within a two-car garage. A six-inch high concrete curb surrounding a landscape area at least six feet wide may be used as a wheel stop,...
	E. Surfacing. All parking areas shall be paved and improved subject to the approval of the Public Works Director. No unpaved area shall be used for parking.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	1. Pavement Standards. Parking areas shall be paved consistent with the following materials or comparable material approved by the Public Works Director.
	a. Asphalt. Two inches of asphaltic concrete on four inches of aggregate base material.
	b. Concrete. Four inches of portland cement concrete on three inches of aggregate base material.
	c. Pavers or Permeable Pavement Systems. Pavers or permeable pavement systems with strength equivalent to a. or b. above.

	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.
	2. Landscaping Alternative. Up to two feet of the front of a parking space as measured from a line parallel to the direction of the bumper of a vehicle using the space may be landscaped with ground cover plants instead of paving.

	F. Slope.
	1. Parking areas used exclusively for parking and vehicle maneuvering shall be designed and improved with grades not to exceed a five percent slope.
	2. Driveways  used exclusively for ingress and egress or interior parking lot circulation shall be designed and improved with grades not to exceed 15 percent slope, except for driveways within the RL Zone.

	G. Drainage. All parking areas shall be drained consistent with applicable stormwater runoff regulations. Parking areas with three or more parking spaces and all loading facilities shall be designed such that surface water will not drain over any side...
	H. Perimeter Curbing . Parking areas designed to accommodate 10 or more vehicles shall provide a six-inch wide and six-inch high concrete curb along the outer edge of the parking facility pavement, except where said pavement abuts a fence or wall. Cur...
	I. Heat Island Reduction. In order to reduce ambient surface temperatures in parking areas, at least 50 percent of the areas not landscaped shall be: shaded, of light colored materials with a Solar Reflectance Index of at least 29, or a combination of...
	1. Shade may be provided by canopies, shade structures, trees, or other equivalent mechanism. If shade is provided by trees, the amount of required shading is to be reached within 15 years.

	J. Lighting.  Parking areas designed to accommodate three or more vehicles shall be provided with a minimum of one foot-candle and a maximum of 3.0 foot-candles of light over of the parking and access surface during the hours of use from one-half hour...
	K. Landscaping and Screening.   Parking   areas designed t o accommodate three or more vehicles must be landscaped according to the general standards of Chapter 23.17, Landscaping, as well as the standards of this Subsection.
	1. Landscape Area Required.
	a. Parking Areas Designed to Accommodate 10 to 19 Vehicles. A minimum of eight percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.
	b. Parking Areas Designed to Accommodate 20 or More Vehicles. A minimum of 12 percent of the parking lot area, including all driveways and maneuvering areas shall be landscaped.

	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	2. Minimum Planter Dimension. No landscape planter that is to be counted toward the required landscape area shall be smaller than 25 square feet in area, or four feet in any horizontal dimension, excluding curbing.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	3. Layout. Landscaped areas shall be well-distributed throughout the parking lot area. A minimum of 10 percent of the required landscaping shall be located within 15 feet of a building on the site.
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	4. Landscaping and Screening Adjacent to Streets and Alleys. Landscaping and screening shall be provided between any surface parking area and any adjacent public or private street or alley in compliance with the following:
	a. A landscaped area at least seven   feet wide  shall be provided.
	b. Screening a minimum 30 inches in height and consisting of one or any combination of the following methods.
	i. Walls. Low-profile walls located a minimum of four feet from the property line consisting of brick, stone, stucco, or other quality durable material approved by the Director, and including a decorative cap or top finish as well as edge detail at wa...
	ii. Planting. Plant materials consisting of compact evergreen plants that form an opaque screen.
	iii. Berms. Berms a minimum of two feet  in height and planted with appropriate shrubs and ground cover.


	5. Landscaping and Screening Abutting Interior Lot Lines (Nonresidential Lots)
	a. Adjacent to a Residential Zone or Use.   Landscaping and screening shall be provided between any surface parking area and any adjacent lot to a Residential zone or use in compliance with the following:
	i. A landscaped area at least five feet wide shall be provided.
	ii. A six-foot high solid masonry wall shall be located between the landscaped area and the property line of the Residential zone or use.

	b. Adjacent to Any Other Zone or Use. A landscaped area at least three feet wide shall be provided between any surface parking area and any adjacent lot in any district other than Residential for the length of the parking area.

	6. Trees. One 24-inch box size tree shall be provided for each ten parking spaces provided.
	7. Protection of Vegetation.
	a. Clearance from Vehicles. All required landscaped areas shall be designed so that plant materials, at maturity, are protected from vehicle damage by providing a minimum two-foot clearance of low-growing plants where a vehicle overhang is permitted, ...
	b. Planters. All required parking lot landscaping shall be within planters bounded by a concrete curb at least six inches wide and six inches high. Curbs separating landscaped areas from parking areas shall be designed to allow stormwater runoff to pa...

	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...
	8. Visibility and Clearance. Landscaping in planters at the end of parking aisles shall not obstruct driver’s vision of vehicular and pedestrian cross-traffic. Mature trees shall have a foliage clearance maintained at eight feet from the surface of th...

	L. Alternative Parking Area Designs. Where an applicant can demonstrate to the satisfaction of the Director that variations in the requirements of this Section are warranted in order to achieve environmental design and green building objectives, inclu...
	M. Maintenance. Parking lots, including landscaped areas, driveways, and loading areas, shall be maintained free of refuse, debris, or other accumulated matter and shall be kept in good repair at all times.


	Chapter 23.21 Signs
	23.21.010 Purpose
	A. Balance public and private objectives by allowing adequate avenues for both commercial and non-commercial messages;
	B. Encourage signs as an effective channel of communication while preventing visual clutter that will detract from the aesthetic character of the City;
	C. Protect and improve the local economy and quality of life by preserving and enhancing the appearance of the streetscape;
	D. Maintain and enhance the City’s appearance by regulating the location, number, type, quality of materials, size, illumination, and maintenance of signs on private properties;
	E. Restrict signs that may create a nuisance to nearby properties, violate privacy, or create hazards or unreasonable distractions for pedestrians or drivers;
	F. Provide clear and unambiguous sign standards that enable fair and consistent enforcement; and
	G. Ensure that the constitutionally guaranteed right of free speech is protected.

	23.21.020 Definitions
	A. Animated Sign. A sign with messages that visually change, or images that move or appear to move, flash on or off, wink or blink with varying light intensity, show motion or create the illusion of motion, or revolve to create an illusion of being on...
	B. Awning Sign. A sign placed on an awning.
	C. Balloon . Any air- or gas-filled device used for the purposes of signage or advertising.
	D. Billboard.  A sign used for general advertising for hire, that is, some or all of the display area is customarily used to display the messages of advertisers or sponsors other than the owner of the sign.
	E. Building Identification Sign. A sign on a building indicating the name of the building or building sponsor.
	F. Canopy Sign. A sign placed on a canopy.
	G. Commercial Message. A message on a sign, or portion of a sign, that promotes, informs, or proposes an economic transaction, primarily concerns the economic interests of the sign sponsor and/or audience, or is intended to further discussion in the m...
	H. Copy. Also called "sign copy." The visually communicative elements mounted on a sign.
	I. Damaged Sign. Any sign with cracked or broken panels, peeling paint, missing letters, or any sign that has been partially destroyed by any cause.
	J. Directional Sign. A sign that directs or guides pedestrian or vehicular traffic and which is non-advertising in nature (e.g., handicapped parking, one-way, exit, and entrance).
	K. Electronic Copy. A sign having the capability of presenting variable message displays by projecting an electronically controlled pattern, and which can be programmed to periodically change the message display
	L. Flag Sign . Any fabric or banner containing distinctive colors, patterns, or design that displays the symbol(s) of a nation, state, local government, company, organization, belief system, idea, or other meaning.
	M. Freestanding Sign. A sign supported by structures or supports that are placed on or anchored in the ground, and which are structurally independent from any building.
	N. General Advertising for Hire. The advertising or promoting of other businesses, establishments or causes using methods of advertising, typically for a fee or other consideration, in contrast to self-promotion or on-site advertising.
	O. Government Sign. A governmental sign for control of traffic and other regulatory purposes, including street signs, danger signs, railroad crossing signs, and signs of public service companies indicating danger and aids to service or safety.
	P. Graffiti. Marks, such as inscriptions, drawings, or designs, which are placed, scratched, etched, painted, or sprayed on public or private property without the owner’s consent.
	Q. Illuminated Sign. A sign with an artificial source of light incorporated internally or externally for illuminating the sign.
	R. Inflatable Sign. A form of inflatable device (e.g., shaped as an animal, blimp, or other object) that is displayed, printed, or painted on the surface of an inflatable background, and is primarily installed outside a building to attract attention t...
	S. Internally Illuminated Sign. A sign that is illuminated by a light source that is contained inside the sign where the message area is luminous, including channel-letter signs.
	T. Master Sign Program. A coordinated sign plan which includes details of all signs (not including exempt or temporary signs) which are or will be placed on a site.
	U. Moving Sign. A sign or any portion thereof that rotates, moves, or appears to move in some manner by mechanical, electrical, natural, or other means.
	V. Non-Commercial Message. A message or image on a sign that directs public attention to or advocates an idea or issue of public interest or concern that does not serve to advertise or promote any business, product, activity, service, interest, or ent...
	W. Nonconforming Sign. A sign lawfully erected and legally existing on the effective date of this Code, but which does not conform to the provisions of this Code.
	X. Pennant. A device made of flexible materials, (e.g., cloth, paper, or plastic) that may or may not contain copy, and which is installed for attracting attention.
	Y. Permanent Sign. A sign that is intended to be and is so constructed as to be of a lasting and enduring condition, remaining unchanged in character, condition (beyond normal wear) and position, and in a permanent manner affixed to the ground, wall, ...
	Z. Portable Sign. A moveable sign that rests on the ground and is not designed to be permanently attached to a building or permanently anchored to the ground, including but not limited to A-frame and H-frame signs.
	AA. Projecting Sign. A sign that projects horizontally from the face of a building.
	BB. Roof Sign. Any sign located on a roof of a building or having its major structural supports attached to a roof that extend above the roofline or parapet.
	CC. Shingle Sign . A sign that is suspended beneath a marquee, covered walkway, canopy, or awning.
	DD. Sign. Any identification, description, illustration, or device illuminated or non-illuminated, and directs attention to a product, service, place, activity, person, institution, business or solicitation, including any permanently installed or situ...
	EE. Sign Area. The area contained within a single continuous perimeter enclosing all parts of such sign copy, excluding any structural elements outside the limits of the sign required to support the sign.
	FF. Sign Face. An exterior display surface of a sign, including non-structural trim, exclusive of the supporting structure. The area of a sign which is available for mounting and public display of the visually communicative image.
	GG. Traffic Sign. A sign for traffic direction, warning, and roadway identification.
	HH. Wall Sign. A sign affixed to and wholly supported by a building in such a manner that its exposed face is approximately parallel to the plane of such building.
	II. Window Sign. A temporary or permanent sign with a single face of copy that is painted or installed on a glass window or door, or located within 12 inches from inside the window, in a manner that it can be viewed from the exterior of a structure.

	23.21.030 Applicability
	A. The provisions of this Chapter apply to all signs in all zones, constructed or physically altered on or after the effective date of this Title, unless otherwise specified.
	1. The provisions of this Chapter shall not be construed to prohibit a person from holding a sign while picketing or protesting on public property that has been determined to be a traditional or designated public forum, so long as the person holding t...
	2. The provisions of this Chapter shall not require alteration of the display of any registered mark, trademark, service mark, trade name, or corporate name that may be associated with or incorporated into a registered mark, where such alteration woul...

	B. Regulatory Interpretations. The provisions of this Chapter shall be applied in a content-neutral manner. Non-communicative aspects of all signs, not related to the content of the sign, shall comply with the provisions of this Chapter. “Non-communic...

	23.21.040 Exemptions
	A. Directional and/or informational signs not more than four square feet in area.
	B. Governmental signs.
	C. Political signs removed within 14 days after the election to which it pertains if election related.
	D. Real estate signs not exceeding 15 square feet in area.
	E. Signs that are in the interior areas of a building and not visible from the exterior of the building.
	F. Warning signs.
	G. Window signs advertising community events sponsored by civic, charitable or nonprofit organizations.
	H. Flag signs erected and located in accordance with the following standards:
	1. Maximum Aggregate Flag Sign Area. The total combined area of all flag signs shall not exceed a maximum of 1½ square feet per linear foot of primary building frontage.
	2. Individual Flag Sign Size. Each individual flag sign shall be at least four square feet in area, but shall be no more than 20 square feet in area.
	3. Height. Flag signs shall be located not lower than eight feet above grade and not higher than 25 feet above grade or the cornice line of the building, whichever is lower.

	I. Construction signs and development project signs not exceeding 40 square feet in size or ten feet in height on parcels less than one acre or 60 square feet in size or 15 feet in height for parcels one acre or larger. A maximum of one non-illuminate...
	J. Additional Exemptions for Residential Zoning Districts. In addition to the signs listed above, the following signs are exempt from the permit requirements of this Chapter when located in Residential Zoning Districts.
	1. Wall signs of a non-advertising nature for residential building identification purposes with a maximum area of six square feet and maximum height of 15 feet .
	2. Off-site portable open house signs and directional signs to open houses. Notwithstanding any other provision contained in this Section, open house and directional signs to real estate “open houses” in any Residential Zone may be placed upon the pub...
	a. Permission of the adjacent property owner must be attained before placing any such signage.
	b. Signage shall be limited to one sign per corner, two signs per intersection, per home or property being advertised.
	c. No sign may be closer than 25 feet to another sign (except governmental signs and on-site real estate signs) regardless of whether it is a real estate or other permitted private sign. No sign may be closer than 15 feet from a driveway approach.
	d. Signage display hours shall be limited to Saturdays, Sundays, and Holidays from 10 a.m. to dusk, or 7 p.m., whichever is earlier.
	e. Open house directional signs shall only be posted on the same day of the open house.
	f. Open house signs shall contain the following information:
	i. Directional arrow(s) to, or address of, the subject property.
	ii. The name of the real estate professional's name and phone number (for identification purposes only, a business card taped to the sign is acceptable).

	g. The message content on the sign shall only relate to an activity actually in progress during the allowable display period.
	h. No sign shall obstruct the safe and convenient use by the public of adjoining sidewalk, curbside parkway, or roadway area.
	i. All signage must be freestanding on stakes in the ground or stand on their own base. Signs may not be placed on utility poles, stop signs, parkway fixtures, fences, walls, trees or other landscaping.
	j. No sign shall exceed three feet in height as measured from the ground to the top of the sign.
	k. No other advertising, flag, pennant, streamer, banner, balloon, or direction sign shall be displayed on public property, except as expressly allowed by this Section.
	l. The real estate professional placing a sign(s) described in this Section shall assume all liability associated with the placement of such sign.
	m. Each sign as permitted in this Section shall be in a neat, clean and safe condition.



	23.21.050 Prohibitions
	A. Animated or Moving Signs. Animated, flashing, blinking, reflecting, revolving, or other similar sign with visibly moving or rotating parts or visible mechanical movement of any kind, except Automatic Changeable Copy and Electronic Message Center Signs
	B. Flags , Balloons, Inflatable Signs, Streamers, Pennants and Other Attention-Getting Devices. Flags, balloons, inflatable signs, streamers, pennants, and other attention-getting devises, made of light-weight fabric or similar material, designed to r...
	C. Portable Signs.
	D. Window Writing. Any sign applied directly on the interior or exterior of a translucent or transparent surface including windows and doors by the use of chalk, felt pen, tempera, grease pencil or similar medium (seasonal holiday displays of a non-ad...
	E. Box, Cabinet, Can Signs. Wall signs in which the sign face is contained within a box constructed of metal, wood, plastic, or other similar material.
	F. Fence Signs.
	G. Painted Signs.
	H. Roof Signs.
	I. Signs Located in the Public Right-of-Way or on Public Property. Other than official government signs,warning signs required by law, or off-site portable open house signs, no inanimate sign can be placed in or project into the public right-of-way or...
	J. Signs Creating Traffic or Pedestrian Safety Hazards.   Signs placed, located, or displayed in such a manner as to constitute a traffic or pedestrian safety hazard shall be prohibited.
	1. Signs that obstruct use of any door, window, or fire escape.
	2. Signs that impede normal pedestrian use of public sidewalks. A minimum unobstructed width of four feet must always be maintained.
	3. Signs that constitute a traffic hazard or obstruct the view of traffic, any authorized traffic sign, or signal device.
	4. Signs that create confusion or conflict with any authorized traffic sign or signal device due to color, location, wording, or use of specific phrases, symbols, or characters.

	K. Signs for Prohibited Uses. A sign displaying a commercial message promoting a business that is a prohibited use and has not been established as a legal nonconforming use.
	L. Unauthorized Signs. Signs shall not be placed on private or public property without the permission of the property owner.

	23.21.060 Sign Measurement
	A. Measuring Sign Area . Building painting, striping, and supporting structures are not included in sign area. The sign area is the total area contained within the smallest rectangular perimeter encompassing the sign, structures, and any background em...
	1. Single-Faced Signs. The sign area is the area of the sign face.
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	2. Double-Faced Signs. Where  two faces of a double-faced sign are located two feet or less from one another at all points or located at an interior angle of 45 degrees or less from one another, the sign area of double-faced signs is computed as the a...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	3. Multi-Faced Signs. On a three-faced sign, where at least one interior angle is 45 degrees or less, the area of two faces (the largest and smallest face) must be summed to determine sign area. In all other situations involving a sign with three or m...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...
	4. Three-Dimensional Signs . Three-dimensional signs include those that consist of, or have attached to them, one or more three dimensional objects such as balls, cubes, clusters, sculpture, or statue-like trademarks. The sign area is the sum of all a...

	B. Measuring Sign Height . The height of a sign is the vertical distance from the uppermost point used to measure sign area to the existing grade immediately below the sign.
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...
	1. Freestanding Signs. The height of freestanding signs shall be measured as the vertical distance from grade at the edge of the right-of-way along which a sign is placed, to the highest point of the sign, including any structural or architectural com...

	C. Measuring Sign Clearance. Sign clearance shall be measured as the smallest vertical distance between finished grade and the lowest point of the sign, including any framework or background embellishments.
	D. Building Frontage. Building frontage shall be measured as the widest lineal dimension, parallel to the ground, of a continuous frontage. A building’s frontage is considered continuous if projections or recesses in a building wall do not exceed 10 f...
	E. Street Frontage. The length of street frontage is measured along the property line adjacent to the public right-of-way.

	23.21.070 General Provisions  for All Sign Types
	A. Applicable Codes. In addition to complying with the provisions of this Section, all signs must be constructed in accordance with the Uniform Building Code, the Uniform Sign Code, the Electrical Code, and all other applicable laws, rules, regulation...
	B. Changes to Copy of Approved Signs. Changes to the copy  of approved signs that were legally established and have not been modified to become illegal are exempt from permitting  pursuant to this Title. Changes to copy do not include changes to the t...
	C. Noncommercial Signs. Non-commercial signs are allowed wherever commercial signage is permitted and are subject to the same standards and total maximum allowances per site or building of each sign type specified in this Chapter. For purposes of this...
	D. Sign Materials. All signs shall be made of sturdy, durable materials.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	1. Paper, Cardboard, and Similar Materials. Paper, cardboard, and similar materials subject to rapid deterioration shall be limited to temporary signs.
	2. Fabric. Fabric materials shall be limited to awnings, canopies, flags, and temporary signs.

	E. Changeable Copy.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	1. Manual Changeable Copy.   Manually changeable copy shall represent no more than 50 percent of the sign area.
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	2. Automatic Changeable Copy and Electronic Message Center Signs. Electronic Message Center (EMC) signs and automatic changeable copy in which copy can be changed or altered by electric, electro-mechanical, electronic, or any other artificial energy m...
	a. Permit Required. All automatic changeable copy and electronic message center signs require Minor Use Permit approval, except service and gas station price signs and time and temperature signs.
	b. Display Duration. The display shall change no more frequently than once every eight seconds and must have an unlighted interval between copy displays of 0.3 second or more.
	c. Static Message. Displays  shall contain static messages only, and shall not have movement, or the appearance or optical illusion of movement, of any part of the sign structure, design, or pictorial segment of the sign, including the movement or app...
	d. Automatic Controls. All electronic message displays shall be equipped with automatic controls to allow for adjustment of brightness based on ambient lighting conditions.


	F. Encroachment. Signs mounted on private property shall not project into or above public property or the public right-of-way unless an encroachment permit is granted by the Public Works Department.

	23.21.080 Signage Allowances by Zone District
	1. Permitted for Conditionally Permitted Uses only
	2. Monuments signs allowed only
	3. Temporary Auto Commercial Sign TBD

	23.21.090 Standards  for Specific Sign Types
	A. Wall Signs. Wall signs include any sign attached to or erected against  the wall of a building or structure. Wall signs are subject to the following standards.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	1. Maximum Allowable  Sign Area. In all cases, wall sign signage  shall not occupy more than 20 percent of the total area of the wall to which the sign(s) is attached.
	a. Residential Zone Districts. 20 square feet.
	b. Commercial and Mixed Use Zone Districts, Employment Zone Districts
	i. Primary Building Frontage. Two square feet per linear foot of primary building frontage.
	ii. Other Building Frontage. ½ square foot per linear foot of building frontage other than the primary building frontage.


	2. Maximum Sign Height /Placement.
	a. Residential Zone Districts. Signs shall be located on the ground floor not to exceed 15 feet.  Conditionally permitted uses shall locate signs on the second floor or below.
	b. Commercial and Mixed Use, Employment, and Public and Semi-Public Zone Districts. 30 feet.

	3. Location of Sign.
	a. Wall signs shall not cover or interrupt major architectural features, including such features as doors, windows, or tile embellishments.
	b. Wall signs shall not extend higher than the building wall upon which they are attached.
	c. Wall signs for a business shall be placed only on the frontage it pertains to, except Directory signs.


	B.  Freestanding Signs. Freestanding signs are subject to the following standards.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	1. Support Structure. For all freestanding signs less than 10 feet in height, the width of the support structure of freestanding signs shall be least the width of the sign face.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.
	2. Location of Sign. All freestanding signs shall meet visibility requirements pursuant to Section 23.12.170, Visibility at Intersections.

	C. Awning and Canopy Signs . Signs painted or printed on awnings, canopies, arcades, or similar attachments or structures are subject to the following standards.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	1. Maximum Allowable Sign Area. Awning and canopy signs shall have a maximum allowable sign area of 30 percent of the total awning or canopy area.
	2. Maximum Sign Height. Awning and canopy signs shall have a maximum height of 14  feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	3. Minimum Sign Clearance. Awning and canopy signs shall have a minimum sign clearance of eight feet.
	4. Illumination. Awning and canopy  signs shall not be illuminated.

	D. Projecting and Shingle Signs .  Signs that project horizontally from the exterior wall of a building or are suspended beneath a marquee, covered walkway, canopy, or awning, are subject to the following standards.
	1. Maximum Allowable Sign Area. Twelve square feet.
	2. Maximum Sign Height. 15  feet above finished grade.
	3. Minimum Sign Clearance. Eight feet above finished grade.
	4. Maximum Number of Signs. One for each building frontage or tenant space.
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	5. Location of Sign. Shall be located at least 15 feet from any other projecting or shingle sign whether located on the same property or not, and five feet from any common wall or other point common to two separate business establishments on the same ...
	6. Projection Allowed.
	a. Projecting Sign. A projecting sign cannot extend more than five feet from the building to which it is attached and must be designed and located so as to cause no harm to street trees. Signs projecting into the public right-of-way are subject to an ...
	b. Shingle Sign. A shingle sign cannot extend further than the outer edge of the  supporting structure from which it is suspended.

	7. Illumination. Projecting and shingle signs shall not be illuminated .

	E. Window Signs.  Signs painted on or otherwise adhered directly onto a window  and signs that block a window in any way are subject to the following standards.
	1. Maximum Allowable Sign Area.
	a. Ground Level. 25 percent of the window area .
	b. Second Level. 10 percent of the window area .

	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.
	2. Maximum Sign Height. Window signs shall not be placed on windows higher than the second story.

	F. Building Identification Signs. Building identification signs are allowed on buildings of at least two stories, subject to the following standards.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	1. Maximum Allowable Sign Area. Building identification signs shall have a maximum allowable sign area pursuant to Table 23.21.090.F, Maximum Building Identification Sign Area.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	2. Location of Sign. Building identification signs shall be located on the upper-most story  of the building.
	3. Maximum Number of Signs. One per street frontage.

	G. Temporary Signs. Any temporary sign, banner, balloon, pennant, valance  or advertising display that are not otherwise exempt pursuant to Section 23.21.040, Exemptions, may be erected and located in accordance with the following standards.
	1. Temporary Event Association Required. Temporary signs shall be associated with an event of limited duration including, but not limited to, opening of a new business, new services, new ownership, promotional sales, construction, limited time offers,...
	2. Time Limits, Display Duration and Frequency.
	a. Temporary signs may be displayed for a maximum display period of 60 consecutive days, with a minimum of 30 days between the time temporary signage associated with an event is removed and any other temporary sign may be displayed.
	b. Temporary signs shall be removed within 14 days after the conclusion of the event served by the sign.

	3. Maximum Number of Temporary Sign Types. No more than two different types of temporary signs may be displayed on any one site at any one time.
	4. Temporary Sign Types. Only the following temporary sign types are allowed, provided that they conform to the standards of this Section and the following.
	a. Banner Signs .
	i. Maximum Allowable Sign Area. Two square feet per linear foot of primary building frontage. Maximum Number. One banner sign per building frontage not to exceed two banner signs per site.
	ii. Materials. Banner signs must be made of pliable, weather-resistant, and durable material.
	iii. Location.
	(1) Shall be located on private property and attached to the building facade or under-canopy  where the applicant’s business is located.
	(2) Shall n ot be displayed on the roof, obstruct the visibility of any other building sign and may not extend above the parapet line of the building.
	(3) Shall not be displayed in the landscape area, parking lot or fence, unless the applicant’s business site is under active construction or site features renders sign placement on the building physically infeasible, subject to discretionary approval ...

	iv. Attachment.  Banner signs shall be secured to the building facade so as not to cause any safety hazards, obstructions or constitute a nuisance.

	b. Portable signs .
	i. Maximum Allowable Sign Area. 20 square feet.
	ii. Maximum Height. Five feet above grade.
	iii. Maximum Number. One perbusiness.
	iv. Location.  Not to be located on or project over public right-of-way or public property and must be placed immediately adjacent to the business to which it pertains

	c. Window Signs.  Any sign applied directly on the interior or exterior of a transparent window by use of tempera or similar paint medium or professionally printed signs or posters constructed on or of paper or similar material and displayed in or on ...
	i. Maximum Allowable Sign Area. 10 percent of the total translucent or transparent window and door area visible from the exterior of the building.
	ii. Location. Shall not be placed above the second level.

	d. Fin Signs. Fin  signs may only be displayed in association with new construction or as part of a major modification of an existing building's major architectural elements.
	e. Promotional Balloons . Large-scale promotional balloons are subject to the following additional standards.
	i. Maximum Duration . Shall not be displayed for more than seven consecutive days.
	ii. Frequency. Limited to four display periods in any 12-month time period.




	23.21.100 Signs of Special Significance
	A. Signs in the City may be inventoried for their architectural or historic significance whether local, state, or national. Upon application by the owner, any sign properly included in such a significance inventory may be considered by the Design Revi...
	B. The Design Review Board shall review such applications.Signs meeting the following criteria may be designated signs of special significance: Signs of special significance are those of historical and/or architectural significance which directly cont...
	1. Signs constructed at least 30 years ago;
	2. Signs whose design, material(s) and color(s) are consistent with the architectural styles and building-types to which they relate;
	3. Signs which are integral to a building and/or storefront whose design, material(s) and color(s) have not been compromised, to the point that the integrity of the original sign/building/storefront relationship no longer exists; and
	4. Signs which have been properly maintained and repaired, if necessary, by the original owner; or faithfully restored, if there is a new owner.

	C. Designated signs of special significance shall not be removed or abated as provided in Section 23.21.140, Nonconforming Signs, unless upon a finding after a hearing the Design Review Board determines that such exemption will have a significant adve...

	23.21.110 Approval Required
	A. Approval Required. Except as otherwise provided in this Chapter, it is unlawful for any person to affix, place, erect, suspend, attach, construct, structurally or electrically alter (not including a face change of sign copy ), move, or display any ...
	B. Application. Application for sign approval shall be made upon forms provided by the Planning Division and accompanied by the required fee and application materials showing the following:
	1. Site plan showing the location and dimensions of existing structures and the relationship of the proposed sign to the existing structures;
	2. Location, dimension, and design of all existing and proposed signs; and

	C. Any additional application materials necessary as determined by the Director.Review and Decision.
	1. Upon acceptance of a sign application, the Director shall review the request for compliance with the standards and requirements of this Chapter, and with any standards established in a Master Sign Program pursuant to Section 23.21.120, Master Sign ...
	2. The Director’s decision shall clearly state any conditions of approval or reasons for disapproval and applicable appeal provisions.


	23.21.120 Master Sign Program
	A. Purpose. The purpose of a Master Sign Program is to provide a method for an applicant to integrate the design and placement of signs within a project with the overall development design to achieve a more unified appearance.
	B. Applicability.  A Master Sign Program shall be required for projects with four or more non-residential lease spaces
	C. Application. A Master Sign Program application shall contain all written and graphic information needed to fully describe the proposed sign program, including the proposed location and dimension of each sign, as well as proposed color schemes, font...
	D. Review Authority. All Master Sign Programs are subject to review and approval of the Design Review Board for the project with which the signs are associated. A Master Sign Program may be submitted separately or as part of the permit application for...
	E. Design Standards. The Design Review Board shall approve an application for a Master Sign Program if the Master Sign Program is in compliance with the provisions of this Chapter and if the Master Sign Program complies with the following design stand...
	1. The proposed signs are compatible in style and character with any building to which the signs are to be attached, any surrounding structures and any adjoining signage on the site;
	2. Future tenants will be provided with adequate opportunities to construct, erect, or maintain a sign for identification; and
	3. Directional signage and building addressing are adequate for pedestrian and vehicular circulation and emergency vehicle access.


	23.21.130 Sign Maintenance
	A. Any sign or sign structure shall be maintained in good condition, free of graffiti, without rips, tears, broken elements, and similar damage.
	B. All parts, portions, units and materials composing a sign, together with the frame, background, surface, support or enclosure therefore shall be maintained in a safe condition, painted, and adequately protected from weathering with all braces, bolt...
	C. Any sign or sign structure that is sagging, leaning, fallen, decayed, broken, deteriorated, or other dilapidated condition shall be promptly repaired, to the satisfaction of the City, or removed.
	D. Whenever any sign, by virtue of its physical nature and condition, poses an immediate and serious threat to the public safety, the sign may be removed by City personnel, or its physical deficiency cured, to the extent necessary to protect the publi...

	23.21.140 Nonconforming Signs
	A. Signs which are lawfully in existence at the time of the adoption of these regulations and which are neither specifically permitted nor exempted from these regulations are nonconforming signs and shall be removed or brought into conformity with the...
	B. Billboard signs which are lawfully in existence at the time of the adoption of these regulations are exempt from the provisions of this Section. Such signs, if not in accordance with the regulation of this Chapter , need not be removed or brought i...
	C. Signs which become nonconforming as a result of a zone change, annexation or code amendment shall also be subject to the provisions of this Chapter, with the abatement period  commencing from the effective date of the zone change, annexation or ame...
	D. Immediately upon any change, modification or alteration in the building to which any existing nonconforming signs relate, all such signs shall become unlawful and shall be removed or abated as  provided in this Code.
	E. The Community Development Director shall have the authority to grant an exemption to the requirements of this Chapter. Approval of any such exemption shall be based upon a determination there is a strong possibility that displacement of businesses ...
	F. Removal and disposition of abandoned, nonmaintained or illegally installed signs.
	1. Every sign shall be maintained in a safe presentable and good structural material condition at all times, including the replacement of defective parts, painting, repainting, cleaning and other acts required for the maintenance of said sign. If the ...
	2. The Director shall remove or cause the removal of any fixed permanent sign constructed, placed or maintained in violation of this Section after 30 days, following the date of mailing of registered or certified written notice to the owner of the sig...
	3. Signs removed by the Director of Community Development pursuant to this Section shall be stored for a period of 30 days, during which time they may be recovered by the owner upon payment to the City for costs of removal and storage. If not recovere...
	4. Any person having an interest in the sign or the property may appeal the determination of the Director of Community Development ordering removal or compliance by filing a written notice of appeal  with the Planning Commission.


	23.21.150 Nonconforming Signs a Public Nuisance
	23.21.160 Imposition of Assessment and Lien
	A. After the expiration of the applicable amortization  period detailed in Section 23.21.140, Nonconforming Signs, the Director of Community Development or such other City official as may be designated by the City Manager, may order the abatement of t...
	B. If the owner of the sign not in conformance fails to abate the sign by the time specified, the City shall cause notice to be given in the manner provided in Section 23.21.170, Hearing; Notice, for the holding of a public hearing to ascertain whethe...

	23.21.170 Hearing; Notice
	A. Notice of hearing shall be served upon the owner of each of the nonconforming signs and the owner of the property on which the sign is located (in accordance with the provisions of Section 23.21.180, Form of Notice of Hearing) and shall cause a cop...
	B. The notice shall be posted and served at least ten days before the time fixed for the hearing. Proof of posting and service of such notice shall be made by declaration under penalty of perjury filed with the Community Development Department records.

	23.21.180 Form of Notice of Hearing
	23.21.190 Hearing; Conduct
	A. The hearing to determine whether there is a public nuisance due to noncompliance with the sign standards contained in this Chapter and whether non-payment of the late charge authorized by Section 23.21.160, Imposition of Assessment and Lien, consti...
	B. The hearing officer within five working days of the hearing shall give written notice of his decision to the owner of the sign(s) and the owner of the property upon which the sign is located (if different) and to any other person requesting the same.
	C. If no appeal is filed pursuant to Section 23.21.200, Appeal, the decision to abate the sign as a public nuisance and to place a lien on the affected property is final five working days following the issuance of the written notice of the decision.

	23.21.200 Appeal
	A. The sign owner/property owner or any person in possession of the property or claiming any legal or equitable interest therein shall have the right of appeal to the Board of Appeals as established by Chapter 2.22 of the Alhambra Municipal Code.
	B. The appeal shall be filed with the City Clerk within five working days following issuance of the decision of the hearing officer. The appeal shall be in writing and shall state the grounds for the appeal.
	C. The City Clerk shall set the matter for a de novo hearing before the Board of Appeals at a date and time not less than ten nor more than 30 days following the filing of an appeal. The City Clerk shall then notify the appellant by mail of the date a...
	D. The City Council may, by resolution, establish a fee for the processing of an appeal.

	23.21.210 Board of Appeals; Conduct
	A. At the time and place set for an appeal, the Board of Appeals shall review the decision of the hearing officer and shall afford the appellant a reasonable opportunity to be heard in connection therewith.
	B. The Board of Appeals may, by resolution, establish rules of procedure for the conduct of hearing appeals.
	C. The decision of the Board of Appeals shall be final and conclusive. Pursuant to Cal. Civ. Proc. Code § 1094.6, any action to review the decision of the Board of Appeals shall be commenced not later than 90 days after the date the Board of Appeals' ...

	23.21.220 Notice and Recordation of Lien
	A. If no appeal of the decision of the hearing officer is timely filed as provided in this Chapter, or if the final decision of the Board of Appeals has been mailed to the owner of the affected property, the City Manager or his designated representati...
	B. Such notice of lien for recordation shall be in a form substantially as follows:

	23.21.230 Alternate Remedies
	23.21.240 Attorney’s Fees

	Chapter 23.22 Standards for Specific Uses
	23.22.010 Purpose
	23.22.020 Applicability
	A. Each land use and activity covered by this Chapter shall comply with the requirements of the Section applicable to the specific use or activity, in addition to any applicable standard this Title requires in the zoning district where the use or acti...
	B. The uses that are subject to the standards in this Chapter shall be located only where allowed by base zoning district, specific plan, and overlay district use regulations.
	C. The uses that are subject to the standards in this Chapter are allowed only when authorized by the planning permit required by district regulations, such as a Conditional Use Permit, except where this Chapter establishes a different planning permit...

	23.22.030 Accessory Uses
	A. Accessory Dwelling Units
	B. Collection Boxes
	C. Computer Game and Internet Access Centers
	D. Drive Through Facilities
	E. Family Day Care
	F. Home Occupations
	G. On-Sale Alcohol Beverage Establishments
	H. Outdoor Dining and Seating
	I. Outdoor Display and Sales

	23.22.040 Accessory Dwelling Units
	A. Definitions. The following terms when used in this chapter will have the meanings provided in this section.
	1. Accessory Dwelling Unit or ADU. Will have the meaning set forth in Government Code § 65852.2(j), which is: an attached or a detached residential dwelling unit which provides complete independent living facilities for one or more persons, and includ...
	2. Accessory Structure. A structure that is accessory and incidental to a dwelling unit located on the same lot.
	3. Attached ADU. An ADU that is attached to the existing single-family dwelling unit.
	4. Car Share Vehicle Operation. A subscription or membership service that provides automobile reservations for an additional fee to its members on an hourly and/or daily basis.
	5. Conversion ADU. An ADU that is located within the living area of the existing single-family dwelling unit or is a conversion of an accessory structure. For an ADU in the living area of an existing dwelling unit, the entry to the ADU shall be off of...
	6. Detached ADU. An ADU that is detached from the existing single-family dwelling unit.
	7. Junior Accessory Dwelling Unit. A unit that is no more than 500 square feet in size and contained entirely within an existing or proposed single-family residence. A junior accessory dwelling may include separate sanitation facilities, or may share ...
	8. Public Transit. A location, including, but not limited to, a bus stop or train station, where the public may access buses, trains, subways, and other forms of transportation that charge set fares, run on fixed routes, and are available to the public.

	B. Permitted Zones and Lots.
	1. ADUs are permitted on lots zoned to allow single-family or multi-family dwelling residential uses.
	2. ADUs are permitted only on lots with an existing or proposed dwelling.
	3. One accessory dwelling unit and junior accessory dwelling unit per lot with a proposed or existing single-family dwelling may be permitted.
	4. For lots with multi-family dwellings, the following may be permitted:
	a. One attached, detached, or conversion ADU as permitted on lots with single-family dwellings; or
	b. Up to two detached ADUs which shall be subject to a height limit of 16 feet, four-foot rear and side yard setbacks, and a maximum square footage of 800 square feet, and at least one interior ADU and up to 25% of the number of units in the proposed ...

	5. An ADU shall not be counted as a “unit” for density purposes but shall be counted as a “unit” for purposes of compliance with state laws and requirements.

	C. Review Process.
	1. Applications for ADUs or JADUs shall be reviewed and approved ministerially and filed through a building permit application. The application shall be reviewed and approved based on compliance with this chapter and applicable state laws.
	2. The ADU must be designed to be compatible with the main dwelling unit, including, as applicable, the use of the same general architecture, same exterior materials, same or similar roof covering, same or complementary exterior colors, and the same o...

	D. Unit Size and Property Development Standards.
	1. The following size limits apply:
	a. A detached ADU may not exceed 1,200 square feet in area.
	b. An attached ADU shall not exceed 50% of the existing primary dwelling, or 800 square feet, whichever is greater.

	2. The following property development standards apply:
	a. An ADU may be placed anywhere on a residential lot as long as the placement of the ADU meets all development standards of the underlying zone, except as specifically set forth in this chapter.
	b. There shall be at least a four-foot side and rear yard setback for a new attached or detached ADU. No setback shall be required for ADUs created within existing living area, within an accessory structure, or in a new structure created in the same l...
	c. A detached ADU must maintain the required minimum distance between buildings of 6 feet.


	E. Off-Street Parking. Notwithstanding Chapter 23.20, the following parking regulations govern additional parking requirements for ADUs.
	1. Number. The parking requirement for an attached or detached ADU is one open or enclosed parking space.
	2. Location. Required parking spaces may be provided as tandem parking on an existing driveway. Off-street parking is permitted in setback areas in locations determined by the city or through tandem parking, unless specific findings are made that park...
	3. When a garage, carport, or covered parking structure is demolished in conjunction with the construction of an ADU or converted to an ADU, the applicant shall not have to replace those off-street parking spaces for the primary dwelling.
	4. Exemption. No parking is required for an ADU in any of the following instances:
	a. The ADU is located within one-half mile of a public transit stop or station.
	b. The ADU is located on a parcel that has been designated on a local, state, or national register of historic places or districts.
	c. The ADU is a conversion ADU.
	d. When on-street parking permits are required, but not offered to the occupant of the ADU.
	e. When there is a car share vehicle operation parking hub or station located within one block of the ADU.


	F. Owner-Occupancy Requirement.
	1. There shall be no owner-occupancy requirements for ADUs.
	2. Should a lot have a JADU, the applicant for the JADU must be an owner-occupant of either the newly created JADU or the single-family residence.
	3. Upon approval of an ADU application, a deed restriction that provides the following must be recorded with the County of Los Angeles before occupancy and the declaration will be binding on all future owners of the parcel:
	a. Either the main dwelling unit or the JADU will be occupied by the property owner:
	b. The JADU may not be sold separately from the main dwelling unit and underlying parcel.


	G. Building Height. Notwithstanding any other provisions of this code, an ADU must comply with the height requirements of the underlying zone.
	H. Code Compliance. The ADU must comply with all currently-applicable building, health and fire codes, except that an attached or conversion ADU is not required to provide fire sprinklers if sprinklers are not required for the main dwelling unit.
	I. Common Entrance. An attached or conversion ADU may be served either by a common entrance with the main dwelling unit or a separate entrance to the ADU, which must be located on the side or at the rear of the main dwelling unit. No ADU will be requi...
	J. Utilities. An ADU shall be served either by separate meters for water, electric, and gas service or by the main dwelling unit’s meters. An ADU’s sewer service may be provided through the main dwelling unit’s sewer line, provided that the applicant ...

	23.22.050 Adult Businesses
	A. Locational Requirements. Adult businesses shall not be located:
	1. Within 500 feet of any property zoned RL, RM, or RH, or any lot where there is an actual residential use, whether inside or outside the City limits.
	2. Within 500 feet of any publicly recognized place of religious worship, whether inside or outside of the City limits.
	3. Within 500 feet of any public or private school (grades K-12) or child care establishment, whether inside or outside the City limits.
	4. Within 500 feet of any public park or playground, or any City facility, including but not limited to, City hall, the City library, and any police or fire station.
	5. Within 500 feet of any property upon which is located a business with a Type 40, 42, 48 or 61 on-site alcoholic beverage license.
	6. Within 1,000 feet of any other adult business, whether inside or outside the City limits.


	23.22.060 Affordable Housing on Religious Facility Sites
	A. Applicability. Where allowed by the applicable zoning district, a site owned and operated by a religious assembly may develop affordable housing units, subject to the following standards and consistent with Chapter 23.14, Affordable Housing, Densit...
	B. Eligible Sites. The religious facility shall be a nonprofit organization that has owned and operated all parcels proposed for development for a minimum of five years prior to the application date for a proposed affordable housing project. Eligible ...
	1. Parcels developed with an existing religious facility use on-site, or
	2. Parcels in nonresidential or RM zones that are adjacent to or contiguous with a parcel developed with an existing religious facility use.

	C. Density. The maximum residential density is 32 dwelling units per acre.
	1. Affordable housing projects proposing no more than 75 total dwelling units are permitted.
	2. Projects exceeding 75 total dwelling units may be permitted with approval of a Minor Use Permit, consistent with Chapter 23.27, Use Permits.

	D. Development Standards. The development standards of the zoning district shall apply.
	E. Required Daylight Plane. Structures shall not intercept a 30 degree daylight plane inclined inward from a height of six feet above existing grade at the property line when abutting an RL or RM-zoned parcel.
	F. Parking.
	1. The number of existing parking spaces on-site for religious assembly use may be reduced by up to 50 percent to accommodate residential development. The remaining parking may be shared by the religious assembly use and residential use.
	2. The required parking for residential uses shall be one vehicle space per unit, unless the parcel is located within one-half mile walking distance of public transit. "Public transit" means either a high-quality transit corridor as defined in subdivi...

	G. Affordability Requirements.
	1. Rental Housing Units. Rental housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the units shall be rented to Low-Income households; the remaining units shall be rented to workforce income households (earning up to 150% of AMI); and
	b. Income-restricted units for rent shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability .

	2. For-Sale Housing Units. For-sale housing units developed under these provisions shall be subject to the following affordability requirements:
	a. A minimum of 80 percent of the total number of units in the project shall be sold to moderate-income households; the remaining units shall be sold to workforce income households (earning up to 150% of AMI); or
	b. A minimum of 50 percent of the units shall be sold to low-income households; the remaining units shall be sold to workforce income households (earning up to 150 percent of AMI); and
	c. Income-restricted units for sale shall be subject to an affordability covenant for the time limits described in Section 23.14.070, Continued Affordability ..


	H. Historic Preservation. Projects shall be reviewed to determine historic eligibility and contributing/noncontributing status (if applicable), consistent with any applicable local historic preservation ordinance and the Secretary of the Interior stan...
	I. Review Procedures.
	a. Design Review. Design review pursuant to Chapter 23.26, Design Review, is required.
	b. Existing Use Permits. When a site has an existing Use Permit:
	i. No modifications to existing Use Permits are required for the housing development.
	ii. Operational conditions related to non‐residential uses remain in effect, such as hours of operation, occupancy limits, types of uses, and seats Development standards for "religious facilities with affordable housing" will supersede conditions of a...



	23.22.070 Automobile/Vehicle Sales and Services
	A. Purpose. The purpose of these standards is to preserve the integrity and character of the area in which an automotive/vehicle sales and service establishments located and to assure its compatibility with nearby uses.
	B. Application Review and Findings for Approval. Where Use Permit approval is required for an automobile/vehicle sales and service establishment, the review authority shall only approve a Use Permit upon making the following findings:
	1. The project is designed so that form and scale are harmonious and consistent with the character of the specific site, the adjacent uses and structures, and the surrounding neighborhood.
	2. The site design, including the location and number of driveways, will promote safe and efficient on-site and off-site traffic circulation.
	3. Service bay openings are designed to minimize the visual intrusion on surrounding streets and properties.
	4. Lighting is designed to be low-profile, indirect or diffused and to avoid adverse impacts on surrounding uses.

	C. Conditions of Approval. Conditions of approval may include limitations on operational characteristics of the use; restrictions on outdoor storage and display, location of pump islands, canopies and service bay openings; and/or requirements for buff...
	D. Vehicle Sales and Leasing. Automotive servicing or repair is permitted as an accessory use for vehicle sales and leasing establishments that offer maintenance and servicing of the type of vehicles sold on site.
	E. Vehicle Service and Repair, Major and Minor. Major and minor vehicle service and repair uses, as well as any other uses, such as auto dealerships or service stations, that perform auto servicing as an accessory activity, are subject to the followin...
	1. Service Bays. Openings of service bays shall not face abutting rights-of-way and shall be designed to minimize visual intrusion onto abutting properties.
	2. Work Areas. All work shall be conducted within an enclosed building except: pumping motor vehicle fluids, checking and supplementing various fluids, and mechanical inspection and adjustments not involving any disassembly.
	3. Vehicle Storage. Vehicles being worked on or awaiting service or pick-up shall be stored within an enclosed building or in a parking lot on the property that is screened in compliance with Section TBD.M, Screening. Unattended vehicles may not be pa...
	4. Litter. The premises shall be kept in an orderly condition at all times. No used or discarded automotive parts or equipment or permanently disabled, junked, or wrecked vehicles may be stored outside a building.

	F. Service Stations. Service stations and any other commercial use that includes fuel pumps for retail sales of gasoline are subject to the following standards
	1. Location and Site Requirements.
	a. Arterial Street Intersection. New service stations shall be located on an intersection where at least one of the streets is classified as an Arterial Street in the General Plan.
	b. Maximum Number. A maximum of two service stations per intersection is allowed.
	c. Minimum Parcel Size and Frontage. New service stations shall be located on a site at least 20,000 square feet in size and with at least 150 feet of frontage.
	d. Residential Zoning District Adjacency. New service stations shall not be located on a site adjacent to a Residential Zoning District.

	2. Setbacks.
	a. Structures shall be located a minimum of 10 feet from any Residential Zoning District boundary.
	b. Pump islands shall be located a minimum of 20 feet from a street property line. A canopy or roof structure over a pump island may encroach up to 10 feet within this distance.

	3. Access.
	a. There shall not be more than two vehicular access points to any one street.
	b. There shall be a minimum distance of 30 feet between curb cuts along a street frontage.
	c. No driveway may be located closer than five feet to the end of a curb return, or closer than 20 feet to a common property line.
	d. The width of a driveway other than a common driveway may not exceed 35 feet at the sidewalk. A common driveway may not exceed 50 feet in width at the sidewalk.

	4. Number of Pumps. Each new service station shall have at least four fueling dispensers to allow a minimum of eight individual vehicles to be refueled at the same time.
	5. Parking and Storage of Vehicles.
	a. No vehicle may be parked in an unenclosed area of the service station for longer than 24 hours, unless the vehicle is in the process of being serviced, in which case it may be parked for a period of not more than 72 hours.
	b. No vehicles may be parked on public property.
	c. No vehicle may be parked on the premises for the purpose of offering same for sale.

	6. Landscaping. A minimum of 10 percent of the site shall be landscaped in compliance with Chapter 23.17, Landscaping, and the following.
	a. A landscaped planter with a minimum inside width of six feet and enclosed with a six inch high curb shall be provided along interior property lines, except for openings to facilitate vehicular circulation to adjacent properties. Where adjacent to a...
	b. A minimum 200-square-foot planter area shall be provided at the corner of intersecting streets unless a building is located at the corner.
	c. A minimum 50 square-foot planter area shall be located along the building perimeter of the main building fronting on a public street.
	d. Landscaping shall not exceed a height of 30 inches, except for landscaping located next to main structures and along interior property lines.
	e. Additional landscaping may be required to screen the service station from adjacent properties.

	7. Peripheral Wall. A decorative masonry wall at least five feet in height shall be provided along all lot lines adjacent to a Residential Zoning District. The wall shall decrease to a height of 30 inches within the required front yard setback of each...
	8. Restrooms. Restrooms shall be provided, available for customer use during all hours of business, and maintained in a clean and safe manner. All restrooms shall be accessible only from the inside of a building and shall not have independent access t...
	9. Lighting. All light sources, including canopy, perimeter and flood, shall be shielded or recessed so that light is deflected away from adjacent properties and rights-of-way. A photometric study shall be provided to demonstrate compliance with this ...
	10. Location of Activities. All activities and operations shall be conducted entirely within enclosed buildings, except as follows:
	a. The dispensing of petroleum products from pump islands, water, and air; and
	b. The provision of emergency service of a minor nature.

	11. Site Maintenance.
	a. No used or discarded automotive parts or equipment, or permanently disabled, junked or wrecked vehicles may be located outside the main building except within an enclosed refuse storage area.
	b. A refuse storage area, completely enclosed with a masonry wall not less than five feet high and a solid opaque gated opening shall be provided. The enclosure shall be large enough to accommodate standard sized commercial trash bins and shall be loc...

	12. Noise. Noise from bells or loudspeakers shall not be audible from residentially zoned properties or existing residences between the hours of 7 p.m. and 7 a.m. on weekdays and Saturdays, and before 10 a.m. and after 7 p.m. on Sundays.
	13. Retail Food Facility and Convenience Store Standards. The following regulations shall only apply to retail food facilities and convenience stores operated in conjunction with service stations:
	a. The minimum gross floor area of a retail food facility or convenience store shall be 1,000 square feet.
	b. Goods and services available for sale shall be limited to those commonly available in restaurants and/or convenience stores, including prepared foods, packaged goods and beverages, dairy products, household soaps and cleaners, tobacco products, hea...
	c. Arcade and video game machines shall be prohibited.
	d. The sale of alcoholic beverages shall be prohibited.



	23.22.080 Cannabis Facilities, Cultivation, and Deliveries
	A. Definitions. The following words used in this Section are defined as follows:
	1. Cannabis. The meaning set forth in Cal. Bus. & Prof. Code § 26001(f) and includes all parts of the plant Cannabis sativa Linnaeus, Cannabis indica, or Cannabis ruderalis, whether growing or not; the seeds thereof; the resin, whether crude or purifi...
	2. Commercial Cannabis Activity. The meaning set forth in Cal. Bus. & Prof. Code § 26001(k), and as that provision may be amended subsequently.
	3. Commercial Cannabis Facility. Any building, facility, use, establishment, property, or location where any person or entity establishes, commences, engages in, conducts, or carries on, or permits another person or entity to establish, commence, enga...
	4. Cultivation. The meaning set forth in Cal. Bus. & Prof. Code § 26001(l) and includes any activity involving the planting, growing, harvesting, drying, curing, grading, or trimming of cannabis.
	5. Medicinal Cannabis or Medical Cannabis. Cannabis used for medical purposes where that medical use is deemed appropriate and has been recommended by a physician who has determined that the person’s health would benefit from the use of cannabis in th...
	6. MAUCRSA. The Medicinal and Adult-Use Cannabis Regulation and Safety Act as codified in Division 10 of the Cal. Bus. & Prof. Code, as the same may be amended from time to time.
	7. Primary Caregiver. The meaning set forth in Cal. Health & Safety Code §§ 11362.5(e) and 11362.7(d).
	8. Private Residence. A house, an apartment unit, condominium, or other similar dwelling.
	9. Qualified Patient. The meaning set forth in Cal. Health & Safety Code § 11362.7(f).

	B. Purpose and Intent. The purpose and intent of this Section is to prohibit commercial cannabis facilities and to regulate cannabis cultivation, as defined above, within the city limits. It is recognized that it is a federal violation under the Contr...
	C. Commercial Cannabis Facilities and Cannabis Deliveries.
	1. Commercial cannabis facilities are prohibited in all zones in the city. No person or entity may establish or operate a commercial cannabis facility within city limits.
	2. No property owner may allow its property to be used by any person or entity as a commercial cannabis facility.
	3. The delivery of cannabis to any person within the city limits is prohibited, except for deliveries of medicinal cannabis by a primary caregiver to one of the primary caregiver’s qualified patients and these deliveries by the primary caregiver are s...
	a. Deliveries are only permitted to occur from the hours of 7:00 a.m. to 8:00 p.m.;
	b. The delivery must be in an unmarked vehicle; and
	c. Deliveries are only permitted to a private home, apartment or residential condominium.

	4. This Section is not intended to prohibit any commercial or non-commercial cannabis activity that the city is required by state law to permit within its jurisdiction pursuant to MAUCRSA.

	D. Cannabis Cultivation. No person may cultivate cannabis at any location within the city, except that a person may cultivate no more than six living cannabis plants inside a private residence, or inside an accessory structure to a private residence l...
	1. The cultivation occurs in residences and/or accessory structures that are fully enclosed and secured against unauthorized entry. If the accessory structure is a garage, the person cultivating inside that garage must not do so in a way that reduces ...
	2. The owner of the private residence has provided written consent allowing cannabis cultivation to occur at the private residence.
	3. The cultivation complies with all applicable building code requirements set forth in the Alhambra Municipal Code.
	4. There is no use of gas products (CO2, butane, propane, natural gas, etc.) on the property for purposes of cannabis cultivation.
	5. Pursuant to Cal. Health & Safety Code § 11362.2(a)(3), no more than six living plants may be planted, cultivated, harvested, dried, or processed within a single private residence, or upon the grounds of that private residence, at one time.
	6. Indoor grow lights used for cannabis cultivation do not exceed 1,000 watts per light.
	7. Adverse impacts of cannabis cultivation are mitigated so that a public nuisance, as defined by Cal. Civ. Code § 3480, does not exist, including but not limited to adverse impacts of odors or the use or storage of hazardous materials, processes, pro...
	8. A portable, working, fire extinguisher must be kept in the same room or structure where cannabis cultivation is occurring.
	9.  Cannabis and cannabis infused products must be disposed in a secure waste receptacle located on the residential property. Disposed cannabis plants and products must be rendered unusable and unrecognizable by grinding and incorporating cannabis was...

	E. Violation. Violation of any provision of this Section is subject to enforcement remedies and penalties as set forth in Alhambra Municipal Code or applicable law.
	F. Civil Penalties. Any violation of this section is declared to be a public nuisance per se and contrary to the public interest and will at the discretion of the city, be subject to a cause of action for injunctive relief. In addition to any other me...

	23.22.090 Collection Boxes
	A. Intent. The intent of this Section is to impose restrictions and conditions on all collection boxes in the City so that they are, and remain, clean, safe and do not create hazards to pedestrians and to vehicular traffic.
	B. Collection Box Permit. No person shall place, operate, maintain or allow any collection box on any real property within the City without first obtaining an annual permit issued by the Community Development Department. Placement, operation, maintena...
	C. Application for a Permit.
	1. Any person desiring to secure a permit shall make an application to the Community Development Department.
	2. A permit shall be obtained for each collection box proposed to be located within the City.
	3. The application for a permit shall be upon a form provided by the Department and be signed by an individual who is an officer, director, member or manager of an entity applicant. The applicant shall submit the following:
	a. The name, address, email and telephone number of a contact person for all matters relating to the collection box.
	b. The physical address of the real property where the collection box is proposed to be located.
	c. A scaled drawing sufficient to illustrate the proposed location of the collection box on the real property, the dimensions of the proposed collection box and that the location complies with the requirements of this Section.
	d. If not the owner of the real property, an affidavit from the property owner or property manager providing written permission to place the collection box on the property, as well as an acknowledgement from the property owner or property manager of r...
	e. A nonrefundable fee in an amount established by resolution of City Council.
	f. Proof of general liability insurance no less than $1 million per occurrence.

	4. Within 20 days of receiving an application for a permit, the Director shall notify the applicant whether the permit is granted or denied. The Director shall grant a permit if the application is complete and contains no false information, the fee ha...
	5. No person to whom a permit has been issued shall transfer, assign or convey such permit to another person or legal entity.

	D. Requirements for a Permit. A permittee shall operate and maintain, or cause to be operated and maintained, all collection boxes located in the City for which the permittee has been granted a permit as follows:
	1. Collection boxes shall be metal and be maintained in good condition and appearance with no structural damage, holes, peeling paint, or visible rust and shall be free of graffiti.
	2. Collection boxes shall be locked or otherwise secured in such a manner that the contents cannot be accessed by anyone other than those responsible for the retrieval of the contents.
	3. Collection boxes shall be equipped with a safety chute to limit the publics’ access to the box.
	4. Collection boxes shall display the name, address, email, website, and phone number of the operator and any other information as required by applicable law, including but not limited to the California Welfare and Institutions Code in a minimum one-h...
	5. Collection boxes shall be serviced and emptied as needed, but no less frequently than once per week.
	6. The permittee and property owner shall maintain, or cause to be maintained, the area surrounding the collection boxes, free from any junk, debris or other material. The property owner shall be responsible to the extent provided by law for the City’...
	7. Collection boxes shall:
	a. Not be permitted on any land zoned or used for residential purposes;
	b. Not be permitted on any unimproved parcel, nor where the principal use of the land has been closed or unoccupied for more than 30 days;
	c. Not be less than 1,000 feet from another collection box as measured along a straight line from one box to the other. No more than two collection boxes may be located within the same shopping center from the same collection box owner or operator.
	d. Not exceed seven feet in height, six feet in width and six feet in depth;
	e. Not cause a visual obstruction to vehicular or pedestrian traffic;
	f. Not be placed closer than 10 feet from:
	i. A public or private sidewalk except that this provision does not apply to a private sidewalk as long as the private sidewalk maintains a five-foot clearance;
	ii. A public right-of-way;
	iii. A driveway; or
	iv. A side or rear property line of adjacent property zoned or used for residential purposes;

	g. Not cause safety hazards with regard to a designated fire lane or building exit;
	h. Not interfere with an access drive, off-street parking lot maneuvering lane and/or required off-street parking space to an extent which would cause safety hazards and/or unnecessary inconvenience to vehicular or pedestrian traffic or encroach upon ...
	i. Be placed on a level, hard (asphalt or concrete pavers) paved, dust-free surface.


	E. Term of Permit and Renewal of Permit.
	1. The permit year shall begin on February 1 in each year and shall terminate on January 31 of the following calendar year. A biennial permit issued between January 1 and January 31 of any year shall expire on January 31 of the calendar year two years...
	2. A collection box permit shall be renewed biennially. The application for renewal must be filed not later than 30 days before the permit expires, otherwise a new permit application must be submitted. The application for renewal shall be upon a form ...
	3. The Director shall either approve or deny the renewal of a permit within 20 days of receipt of the complete renewal application and payment of the renewal fee. The Director shall grant a permit if the application is complete and contains no false i...
	4. A permit renewal fee set by resolution of the City Council shall be submitted with the application for renewal.
	5. Prior to expiration of the permit, the permittee may voluntarily cancel the permit by notifying the Director in writing of the intent to cancel the permit. The permit shall become void upon the Director’s receipt of a written notice of intent to ca...
	6. The Director shall approve the renewal of a permit if the Director finds that no circumstances existed during the term of the permit which would cause a violation of this Section to exist, and that at the time of submission of the application for r...
	7. If the permit expires and is not renewed, the collection box must be removed from the real property within a maximum of 10 days after expiration of the permit.

	F. Revocation of Permit, Removal of Collection Boxes, and Liability.
	1. The Director shall have the right to revoke any permit issued hereunder for a violation of this Section. Any of the grounds upon which the Director may refuse to issue an initial permit shall also constitute grounds for such revocation. In addition...
	a. A permit for a collection box may be revoked if any governmental authority or agency determines that the collection box has violated the California Consumer Protection Act and/or the Charitable Organizations and Solicitations Act.

	2. Upon revocation, or if appealed, at the conclusion of the appeal, the collection box shall be removed from the real property within 10 days and, if not so removed within the time period, the City may remove, store or dispose of the collection box a...

	G. Penalty and Remedies.
	1. In addition to revocation of permit, any person violating the provisions of this Section may be subject to the issuance of administrative citations, criminal prosecution, or nuisance abatement, as described in this Code.
	2. In addition to the penalty provided above, any condition caused or permitted to exist in violation of the provisions of this Section, or any ordinance, shall be deemed a new and separate offense for each day that such condition continues to exist.
	3. Nothing in this Section shall prevent the City from pursuing any other remedy provided by law in conjunction with or in lieu of prosecuting persons under this Section.
	4. The real property owner and permittee shall be jointly and severally liable for each violation and for payment of any fine and costs of abatement.
	5. All collection boxes existing at the effective date of Ordinance 4678 and in compliance with prior existing ordinances shall be deemed legal nonconforming uses, but shall nevertheless a Collection Box Permit and shall conform to all requirements of...


	23.22.100 Community Gardens
	A. Management. A manager shall be designated for each garden who shall serve as liaison between gardeners, property owner(s), and the City.
	B. Hours of Operation. Gardens shall only be tended between dawn and dusk unless additional hours are approved pursuant to a Minor Use Permit.
	C. Buildings and Structures. Accessory buildings, such as sheds, greenhouses, and hoophouses are allowed and shall comply with the property development standards of the zoning district.
	D. Equipment. Use of mechanized farm equipment is prohibited except as provided below or approved pursuant to a Minor Use Permit.
	1. Heavy equipment may be used initially to prepare the land for gardening.
	2. Landscaping equipment designed for household use is permitted.

	E. Maintenance.
	1. The operator shall be responsible for the overall maintenance of the site and shall remove weeds, debris, etc. in a timely manner.
	2. Soil amendments, composting, and waste material shall be managed and shall not attract nuisance flies or support growth of flies.

	F. Composting.
	1. Compost and compost receptacles shall be located so as not to be visible from a public right-of-way.
	2. Compost and compost receptacles shall be set back a minimum of 20 feet from residential structures.
	3. In Residential Zoning Districts, composting is limited to the materials generated on-site and shall be used on-site.

	G. Utilities. The land shall be served by a water supply sufficient to support the cultivation practices used on the site.
	H. Produce Stands. Produce stands are permitted on the site of a community garden use subject to the following regulations:
	1. Maximum Size. Limited to 120 square feet unless a larger size is approved pursuant to a Minor Use Permit.
	2. Removal. Produce stands shall be dismantled and removed during non-operating hours.
	3. Sales. Product sales are limited to produce grown on-site.
	4. Hours of Operation. Operating hours for produce stand are limited to 8:00 a.m. to 7:00 p.m.


	23.22.110 Condominium Conversions
	A. Purpose. The purpose of these provisions regarding the conversion of apartments to condominiums is:
	1. To reduce the impact on conversions on displaced tenants by providing for relocation assistance and adequate notification;
	2. To promote the safety of conversion projects and correction of Building Code violations;
	3. To upgrade existing residential uses to current Building and Zoning Code standards; and
	4. To provide for purchaser protection.

	B. Application Requirements. In addition to filing a tentative map pursuant to Title 22, Subdivisions, of the Municipal Code, the following plans and reports shall be submitted to the Community Development Department at the time of filing for a conver...
	1. A site plan, to scale, showing all structures, common and private spaces, accessory storage areas, trash areas, laundry facilities, landscaped areas, walls (including heights and materials), and number of dwelling units;
	2. Floor plans, indicating the square footage and number of bedrooms per unit;
	3. Elevation drawings of all structures, showing architectural features, building heights and colors and materials of construction;
	4. A parking plan, showing the number of spaces provided and required, number of covered and uncovered spaces, dimensioned stalls and driveways, and type of surfacing;
	5. A physical elements report, describing the condition of the project's plumbing, electrical, heating, and air-conditioning systems, roof foundation, appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerator...
	6. A statement of reports and improvements proposed for the project and expected time of completion;
	7. A structural pest-control report, indicating the absence or presence of wood-destroying pests or organisms, prepared by a licensed operator;
	8. An acoustical report, prepared by a licensed acoustical engineer, evaluating the noise attenuation characteristics of existing party walls and ceilings. This report shall be based on a sampling of at least 10 percent of the units, but not fewer tha...
	9. A utility metering report, submitted if units are not individually metered, including the feasibility thereof. The report shall be prepared by a registered civil or structural engineer or by a licensed general building contractor, engineering contr...
	10. A report on any soil and geological conditions regarding soil deposits, rock formations, faults, groundwater and landslides affecting the project and a statement regarding any known evidence of soil problems relating to structures. Reference shall...
	11. A copy of the covenants, conditions and restrictions that will apply to the proposed development;
	12. The name and address of each tenant at the time of application submittal;
	13. Evidence that tenants have been notified of the intent to convert 60 days prior to filing of the tentative map and have received a copy of the City's tenant information sheet regarding conversions.

	C. Tenant Notification. Subdividers shall serve each tenant living in a building proposed for conversion to a condominium, community apartment or stock cooperative with those notices required by the laws of the State, a copy of the City's tenant infor...
	D. Relocation Assistance.
	1. The subdivider shall provide relocation assistance to any tenant who was a resident of a building to be converted at least 60 days prior to the filing date of the tentative map as well as on the date of final map approval, and who does not intend t...
	a. The subdivider shall provide each tenant with a complete and current list of available rental units within a three mile radius of the building being converted, which are comparable in size, price and amenities. This list shall be provided with the ...
	b. The subdivider shall provide transportation to locate available rental units for 30 consecutive days for those without transportation, including ambulance service, if necessary.
	c. Any tenant over the age of 62, handicapped as defined in Cal. Health & Safety Code § 50072, disabled as defined in Section 223 of the United States Social Security Act or residing with one or more minor dependent children, shall be given an additio...
	d. A relocation fee equaling twice the monthly rent shall be paid by the subdivider to each rental household at the time the 180-day notice of tenancy termination is given.

	2. The provisions of this Section shall not apply to any tenant who has rented a unit in the apartment complex to be converted less than 60 days prior to filing of the tentative map and has been apprised of the intent to convert, pursuant to Cal. Gov'...

	E. Conditions of Approval. In addition to the requirements of State law and other provisions of this Title, conversion projects shall be subject to the following regulations:
	1. The project shall comply with all Building and Zoning Codes applicable to new residential condominium construction existing at the time of conversion project approval.
	2. No conversion work shall be performed on a unit until all of its tenants have been relocated or unless one of the tenants of a unit has executed an agreement to purchase.
	3. No rent increases may be assessed to tenants who were residents of the proposed conversion project from the time the tentative map is filed, until the unit is sold, or the subdivision is denied or withdrawn.
	4. Gas and electricity shall be separately metered for each unit and provided with a shutoff valve.
	5. A separate water heater shall be provided for each condominium unit.
	6. A warranty, commencing from the date the first unit is sold and terminating one year after the last unit is sold, shall be given to the homeowners association by the subdivider against all defects in the common areas.
	7. The subdivider shall execute and record a covenant and agreement, subject to the approval of the Director, binding the subdivider and any successor in interest, to provide relocation assistance in a manner consistent with Subsection 23.22.110.D, Re...
	8. Permanent mechanical equipment, including domestic appliances shall be shock-mounted.
	9. Appliances (including but not limited to dishwashers, garbage disposals, stoves, ovens, refrigerators, compactors, hot water heaters, and tanks, air conditioners and fans) with less than two years of useful life, shall be replaced. A warranty, comm...
	10. A Certificate of Occupancy shall be required prior to occupation of any converted unit.
	11. Building plan checks for any conversion projects shall be billed to the subdivider on a time and material basis.
	12. Additional conditions may be imposed which, in the opinion of the review authority, are reasonably related to the purpose of this Section.

	F. Compliance with Conditions. In the event of any noncompliance with any requirements of this Section, the California Government Code, or conditions made a part of the tentative or final subdivision maps, the tentative map and conversion approval may...

	23.22.120 Drive Through Facilities
	A. Required Permit. Drive-through facilities are allowed as accessory uses subject to approval of a Conditional Use Permit pursuant to Chapter 23.27, Use Permits.
	B. Circulation Plan and Queue Analysis. A pedestrian and vehicular circulation plan and queue analysis shall be submitted for approval by the review authority. The plan and analysis shall evaluate the trip generation characteristics of the proposed op...
	C. Drive Aisles. Drive aisles shall be developed in accordance with the following except where modified by the review authority.
	1. A minimum 15-foot interior radius at curves and a minimum 12-foot width is required.
	2. Each drive-in and drive-through entrance and exit shall be at least 100 feet from an intersection of public rights-of-way, measured at the closest intersecting curbs, and at least 25 feet from the nearest curb cut on an adjacent property.
	3. Each entrance to an aisle and the direction of flow shall be clearly designated by signs and/or pavement markings or raised curbs outside of the public right-of-way.
	4. There shall be a minimum waiting lane length of 150 feet from the center of a pick-up area to the point of entry or beginning of the drive aisle.

	D. Landscaping. Each drive-through aisle shall be screened with a combination of decorative walls and landscape to a minimum height of 20 inches to prevent headlight glare and direct visibility of vehicles from adjacent streets and parking lots.
	E. Pedestrian Walkways. Pedestrian walkways shall not intersect drive-through aisles, unless no alternative exists. In such cases, pedestrian walkways shall have clear visibility, emphasized by enhanced paving or markings.

	23.22.130 Emergency Shelters
	A. Purpose. These regulations are intended to establish procedures and standards for emergency shelters in compliance with State law and are not obtrusive or interfering to the general public or adjacent uses for emergency shelters pursuant to Cal. Go...
	B. Location Requirements. Emergency shelters shall be located in compliance with the following.
	1. Emergency shelters shall be located a minimum of 300 from any other emergency shelter and 1,000 feet from any residential care facility, public park, or school.
	2. Emergency shelters shall be located within one-quarter mile of a designated public transportation stop.

	C. Development Standards.
	1. Maximum Stay. No person shall stay within an emergency shelter for more than six months from the date of their acceptance into the emergency shelter. In addition, no person shall be re-admitted to the same emergency shelter within five calendar day...
	2. Maximum Number of Beds. No more than 12 beds shall be provided on the entire property where the emergency shelter is to be located. Beds shall be provided for men and women in separate and secured areas. No such separation shall be required when be...
	3. Maximum Density. The maximum resident density shall be one resident per 150 square feet, up to a maximum of 12 residents.
	4. Waiting Area. If the intake of clients occurs on-site there shall be provided an on-site client intake and waiting area in a location not adjacent to the public right-of-way, that is fully screened from public view, and provides consideration for w...
	5. Operating Hours. Each emergency shelter shall establish and maintain set hours of operation for client intake and discharge. These hours shall be clearly displayed at the entrance to the emergency shelter at all times. In the event an emergency she...
	6. Personal Storage. A private storage area or closet shall be provided with each on-site bed.
	7. Personal Space. A minimum of 30 square feet of personal space shall be allocated for each client bed.
	8. Restroom and Shower Facilities. A communal restroom facility with at least two toilets, one shower, and one sink shall be provided for every 12 clients residing at an emergency shelter.
	9. Common Space. Interior and/or exterior common space for the on-site clients to congregate shall be provided on the property at a ratio of not less than 15 square feet per occupant or a minimum overall area of four hundred square feet, whichever is ...
	10. Outdoor Activities. For the purposes of noise abatement, outdoor activities may only be conducted between the hours of 8:00 a.m. to 8:00 p.m.
	11. Telephones. Each emergency shelter shall provide telephone(s) for the use of the on-site clients.
	12. Laundry Facilities. The emergency shelter shall provide laundry facilities adequate for the number of clients.
	13. Outdoor Storage. Any provision of on-site outdoor storage shall be fully screened from all public rights-of-way and on-site parking lots.
	14. Lighting. Each emergency shelter shall provide exterior lighting on pedestrian pathways and parking lots on the property for safety.
	15. Refuse. There shall be provided a refuse storage area that is completely enclosed with masonry walls not less than five feet high with a solid-gated opening and that is large enough to accommodate a standard sized trash bin adequate for the parcel...

	D. Management and Security Plan. The emergency shelter operator shall submit a management and security plan for review and approval of the Director and the Alhambra Chief of Police. At minimum, the management and security plan shall address the follow...
	1. Staffing plans, including the qualification and responsibilities of all staff members and the number and positions of employees on each shift.
	a. On-site personnel shall be provided during all hours of operation when clients are present.
	b. Service providers shall educate on-site staff to provide adequate knowledge and skills to assist clients in obtaining permanent shelter and income, including referrals to outside assistance agencies.

	2. Provisions for fencing, lighting, video cameras, and any other physical improvements intended to provide or enhance security for residents and staff.
	3. Screening processes of potential clients for admittance eligibility and daily admittance and discharge procedures.
	a. Procedures and policies for screening of potential residents to identify individuals who should be referred to medical facilities, residential care facilities, other service agencies, or law enforcement.
	b. A designated area for on-site personnel shall be located near the main entry to the facility for the purpose of controlling admittance into the facility and providing security.
	c. The emergency shelter operator shall not intake any person as a client of the emergency shelter that the operator knows is wanted by the police or knows has been convicted of committing any violent offense.
	d. The emergency shelter operator shall also conduct a background check on all prospective clients using the Megan’s Law database and restrict client intake in accordance with state and local registered sex offender residency restrictions.

	4. Service providers shall maintain up-to-date information and referral sheets to give clients and other persons who cannot be served by the establishment.
	5. Service providers shall continuously monitor waiting areas to inform prospective clients whether they can be served within a reasonable time. If they cannot be served by the provider because of time or resource constraints, staff shall make informa...
	6. Service providers shall provide for the timely removal of litter attributable to clients on the property and adjacent property under the control of the service provider.
	7. At no time shall any client of an emergency shelter be allowed to keep on-site any alcoholic beverages or store any type of illegal substances, illegal drugs, and/or weapons of any kind. The manager of the emergency shelter shall conduct routine in...
	8. Service providers shall provide the City with the contact information for an individual with the authority to address operational issues.

	E. Compliance with Other Applicable Codes and Regulations. Each emergency shelter shall comply with all applicable local and state health and safety codes such as, but not limited to, the California Building Code, California Fire Code, and California ...

	23.22.140 Family Day Care
	A. Permitted Use. Small and large family day cares are permitted in all zoning districts where residential uses are allowed and are considered residential uses of a property.
	B. Location, Large Family Day Care. Large family day cares are limited to lots located a minimum of 200 feet from any other lot with a large family day care use unless approved by the Planning Commission.

	23.22.150 Farmer’s Markets
	A. Required Permits. The market operator and vendors shall obtain any permits required pursuant to this Title and secure all necessary licenses, certificates and health permits, including permits for street closure, if applicable. All permits (or copi...
	B. Management Plan. A management plan shall be prepared and provided to the Director. The management plan shall include the following:
	1. Identification of a market manager or managers, who shall be present during all hours of operation.
	2. A set of operating rules addressing the governance structure of the market; the method of assigning booths and registering vendors; hours of operation; maintenance; security; refuse collection; and parking.

	C. Hours of Operation. Market activities may be conducted between the hours of 7:00 a.m. and 10:00 p.m. with specific hours and duration to be approved by the City. Set-up of market operations cannot begin more than two hours prior to the operational ...
	D. Waste Disposal. Adequate composting, recycling, and trash containers shall be provided during hours of operation, and shall be removed from site for appropriate disposal. The site shall be cleaned at the end of each day of operations, including the...

	23.22.160 Home Occupations
	A. Purpose. The provisions of this Section are intended to allow the conduct of home enterprises which are incidental to and compatible with surrounding residential uses.
	B. Applicability. This Section applies to home occupations in any residential unit in the City regardless of the zoning designation. It does not apply to family day care, which is regulated separately.
	C. Business License Required. Where applicable, a separate City of Alhambra business license is required for each home occupation.
	D. Operational Standards. Home occupations shall comply with the following operating standards:
	1. Residential Appearance. The residential appearance of the unit within which the home occupation is conducted shall be maintained, and no exterior indication of a home occupation is permitted.
	2. Location. All home occupation activities shall be conducted entirely within the residential unit except the assembly of small craft items or limited storage of materials may occur within a garage or accessory building. Storage shall not interfere w...
	3. Floor Area Limitation. The home occupation shall be confined completely to one room located within the dwelling which space shall not occupy an area equivalent to more than 25 percent of the gross area of one floor thereof, or 100 square feet, whic...
	4. Storage. There shall be no exterior storage of materials, supplies, and/or equipment for the home occupation.
	5. Employees. No employees or independent contractors other than residents of the dwelling unit shall be permitted to work at the location of a home occupation except as otherwise allowed for cottage food operations.
	6. Client Visits.
	a. Clients or customers shall not visit the home occupation between the hours of 10:00 p.m. and 7:00 a.m.
	b. There shall be no more than three clients or customers on the premises at any one time.

	7. Direct Sales Prohibition. Home occupations involving the display or sale of products or merchandise are not permitted from the site except by mail, telephone, internet, or other mode of electronic communication or except as otherwise allowed for co...
	8. Hazardous Materials. Activities conducted and equipment or materials used shall not change the fire safety or occupancy classifications of the premises, nor use utilities different from those normally provided for residential use. There shall be no...
	9. Nuisances. A home occupation shall be conducted such that no offensive or objectionable noise, dust, vibration, smell, smoke, heat, humidity, glare, refuse, radiation, electrical disturbance, interference with the transmission of communications, in...
	10. Vehicles. No vehicle larger than a ¾-ton truck may be used in connection with a home occupation.
	11. Traffic and Parking Generation. Home occupations shall not generate a volume of pedestrian, automobile, or truck traffic that is inconsistent with the normal level of traffic in the vicinity or on the street on which the dwelling is located or whi...
	12. Equipment. There shall be no use of material or mechanical equipment not recognized as being part of the normal household or hobby use
	13. Signs. No signs shall be permitted for a home occupation.

	E. Cottage Food Operations. A cottage food operation is allowed as a home occupation and an accessory use to any legally established residential unit subject to the following standards:
	1. Registration. Cottage food operations shall be registered as “Class A” or “Class B” cottage food operations and shall meet the respective health and safety standards set forth in Section 114365 et seq. of the California Health and Safety Code.
	2. Sales. Sales directly from a cottage food operation are limited to the sale of cottage food products. A cottage food operation shall not have more than $50,000 in gross annual sales in each calendar year.
	3. Operator and Employee Allowed. Only the cottage food operator and members of his or her household living in the unit, as well as one full-time equivalent cottage food employee, may participate in a cottage food operation.
	4. Equipment. Cottage food operations may employ kitchen equipment as needed to produce products for which the operation has received registration, provided that equipment would not change the residential character of the unit, result in safety hazard...

	F. Prohibited Home Occupations. The following specific uses, either by operation or nature, are not incidental to or compatible with residential activities and shall therefore not be permitted as home occupations:
	1. Automobile/vehicle sales and services;
	2. Eating and drinking establishments;
	3. Hotels and motels;
	4. Hospitals and clinics; and
	5. Personal services.


	23.22.170 Live Entertainment
	A. Live entertainment activities shall be conducted indoors, with doors and windows closed, during normal business hours.
	B. No noise created by the live entertainment shall be audible on the exterior of the building.
	C. Live entertainment that is not in compliance with A and B above requires approval of a Conditional Use Permit.

	23.22.180 Neighborhood Commercial Uses in Residential Zones
	A. Applicability. This Section applies to residentially zoned properties with existing commercial uses operating within the confines of a permitted commercial building or structure.
	B. General Requirements.
	1. Permitted Uses. Table 23.22.180 identifies the permitted neighborhood commercial uses within an established neighborhood commercial property.
	2. Conditional Uses. Certain uses may be subject to special conditions regarding the location, operation, design or special permitting requirements of the use. References to these provisions are made in Table 23.22.180.
	3. Prohibited Uses. If a use is not specifically listed in Table 23.22.180, that use is prohibited.  However, the Director of Community Development shall have the authority to determine whether the proposed use shall be permitted or conditionally perm...

	C. Review Process. The Director of Community Development or his/her designee shall have the authority to determine, based on prior building permits, Certificates of Occupancy, business license records, or other evidence if a property improved with com...
	1. Ministerial Reviews. A ministerial review by means of a Zoning Clearance  followed by issuance of a Business License shall be required for all uses listed as “P – Permitted” and “A – Accessory” in the table above.  A ministerial review by means of ...
	2. Discretionary Review. A Conditional Use Permit approved by the Planning Commission pursuant to Chapter 23.27 of this Title shall be required for those uses listed as “CUP – Conditional Use Permit” in the table above. Following approval of the Condi...

	D. Applicable Regulations. A neighborhood commercial use located on a property with permitted commercial improvements that is located in any residential zone shall be subject to all requirements in this Title with the exception of the following Sectio...

	23.22.190 On-Sale Alcohol Beverage Establishments
	A. Restaurants with Beer and Wine. On-sale alcohol beverage establishments operating under an On-Sale Beer and Wine – Eating Place license from the California Department of Alcohol Beverage Control are permitted as accessory to an eating and drinking ...
	B. Other On-Sale Alcohol Beverage Establishments. All other on-sale alcohol beverage establishments require Conditional Use Permit approval.

	23.22.200 Outdoor Dining and Seating
	A. Outdoor Dining and Seating on Private Property.
	1. Applicability. The standards of this Section apply to outdoor dining and seating located on private property. Outdoor dining and seating located in the public-right-of-way is subject to an outdoor dining permit issued by the Public Works Department...
	2. Accessory Use. Outdoor dining and seating shall be conducted as an accessory use to a legally established use that is located on the same lot.
	3. Hours of Operation. The hours of operation are limited to the hours of operation of the associated use.
	4. Maintenance. Outdoor dining and seating areas shall remain clear of litter at all times.

	B. Outdoor Dining and Seating in the Public Right of Way.
	1. Purpose.
	a. The purpose of this Subsection is to establish standards for outdoor dining in conjunction with permanent eating establishments, to accommodate pedestrian circulation and create well-designed and attractive outdoor dining areas.
	b. For the purposes of this Subsection, outdoor dining refers to dining areas located on the public sidewalk.

	2. General Regulations and Design and Operating Standards. An outdoor dining permit may be issued upon approval of the Public Works Director and the Community Development Director, subject to the approval of the City Manager or his or her designee, fo...
	a. General Regulations.
	i. Only establishments that provide full menu service, take out food service and/or specialty food services (e.g., bakeries, ice cream, cookies, yogurt) are permitted to have outdoor dining. Any outdoor dining area must be accessory to an established ...
	ii. Bars, cocktail lounges, temporary or mobile food service providers or vendors are not eligible.
	iii. Each applicant for outdoor dining shall provide a certificate of insurance of general commercial liability insurance for an amount as required by the City Risk Manager, naming the City as an additional insured.
	iv. An application fee shall be paid in the amount as established by resolution of the City Council.
	v. The term of the permit shall be determined by the Community Development Director, subject to the approval of the City Manager or his or her designee to provide periodic review of compliance with the provisions of this Subsection. The maximum term o...

	b. Design and Operating Standards.
	i. Any outdoor dining area shall not extend beyond the boundaries of the street frontage of the business.
	ii. A minimum five foot wide continuous walkway is required, generally parallel and adjacent to the curb line, and entirely outside of the outdoor dining area. Such path shall also have a minimum vertical clearance of eight feet.
	iii. If alcoholic beverages are served, the outdoor dining area must be designated for combined food and beverage service. Food must be purchased in order to purchase alcohol.
	iv. All items placed on the public right-of-way shall be removed each evening when the business closes, except as specifically exempted in the outdoor dining permit.
	v. All outdoor dining areas shall be continuously supervised by management or employees of the business to which they are associated.
	vi. All outside dining areas shall be maintained in a clean and safe manner.
	vii. All items placed on the public right-of-way shall be maintained in good repair and no item may be hazardous to pedestrian or vehicular traffic, or interfere with safe line-of-sight distances as determined by the Public Works Director.
	viii. All entrances and emergency exits shall be kept clear.
	ix. No items may be placed on turf or other planted areas.
	x. There shall be no outdoor storage permitted in conjunction with any outdoor dining area.
	xi. Barriers and Partitions.
	(1) The dining area shall be clearly delineated by either potted plants or planters, or other partitioning material. The height of any partitions shall not exceed 42 inches above the grade and the materials of construction are subject to City approval.
	(2) No barrier is required if the outdoor dining area is limited to one row of tables and chairs adjacent to the building and if no alcoholic beverages are served outdoors.

	xii. No additional signage is permitted in the outdoor dining area. Umbrellas may not display signage or advertisements and must not obstruct the view of pedestrians or the motoring public in such a way as to create a safety hazard.
	xiii. Table lamps or candles are encouraged. Wired electrical facilities are permitted outside the face of the building subject to review and approval of the Building Division. Lighting on the building shall not be glaring to pedestrians on the sidewa...
	xiv. The design, materials and colors used for chairs, tables, lighting and other fixtures including umbrellas and awnings shall be generally consistent both with the architectural style and colors used on the building facade.
	xv. No table, chair, umbrella, awning, planter or other item shall extend or project out from the designated dining area.
	xvi. The outdoor dining area shall be kept clear of litter and food scraps at all times. At the end of the business day, establishments are required to clean (sweep and mop) the area in and around the outdoor dining area.
	xvii. The hours of operation for the outdoor dining area shall not exceed the hours of the associated food service establishment.
	xviii. Outdoor dining areas shall meet all applicable requirements of the Los Angeles County Health Department.
	xix. All outdoor dining areas shall be fully accessible to the handicapped, in compliance with the state disability access regulations.


	3. Permit Procedure and Requirements. Applicants for outdoor dining areas shall submit the following information for review by the Community Development Director and the Public Works Director:
	a. A site plan, drawn to scale, indicating the following:
	i. The address of the site, the name of the associated business, the name(s) of the fronting street(s), the dimensions of the sidewalk area and a north arrow;
	ii. The location, layout and size of the proposed dining area;
	iii. The layout of any tables, chairs, benches and any other items that will be placed in the outdoor dining area;
	iv. The number, size and location of existing trees, tree wells, newspaper racks, poles, signs, bus benches, trash receptacles and any other items on the sidewalk between the building and the curb;
	v. All curb markings, bus loading zones, driveways, wheelchair ramps, meter boxes and utility boxes;
	vi. The location and floor plan of the building, including all doors and windows and any fixtures or building features which project from the face of the building;
	vii. The five foot wide continuous walkway as required in § 23.22.200(B)(2) above.

	b. The hours of operation.
	c. The method of delineation of the dining area.
	d. Name(s) and telephone numbers of the person(s) responsible for the operation of the outdoor dining area.

	4. Findings. The City Manager, the Community Development Director, and the Public Works Director may approve an outdoor dining permit application only when all of the following findings of facts can be made in a positive manner:
	a. That the proposed outdoor dining area is conducted by an existing food service establishment and is accessory thereto.
	b. That the proposed area to be designated for outdoor dining is adequate in size and shape to accommodate the proposed use.
	c. That the proposed use will not adversely affect pedestrian or vehicular traffic or the public health, safety or general welfare.
	d. That the proposed use would not have an adverse effect on adjacent property or the permitted use thereof.
	e. The proposed use is compatible with the quality and character of surrounding development and will visually enhance the appearance of the community.

	5. Conditions of Approval. Conditions of approval may be imposed on any outdoor dining permit to ensure that the proposed use will be in accord with the required standards and findings of this Subsection and to ensure the protection of the public heal...


	23.22.210 Outdoor Display and Sales
	A. Temporary Outdoor Display and Sales. The temporary outdoor display and sale of merchandise shall comply with Section 23.22.250, Temporary Uses, and Chapter 23.28, Temporary Use Permits.
	B. Size. There is no limit on the size of outdoor display areas for vehicle sales and leasing, nursery and garden centers, and building materials sales. For other uses, outdoor display areas 500 square feet or less in size are permitted. Outdoor displ...
	C. Relationship to Main Use. The outdoor display and sales area shall be directly related to a business occupying a primary structure on the subject parcel.
	D. Allowable Merchandise. Only merchandise sold at the business is permitted to be displayed outdoors.
	E. Location. The displayed merchandise shall occupy a fixed, specifically approved and defined location and shall not disrupt the normal function of the site or its circulation and shall not encroach upon parking spaces, driveways, pedestrian walkways...

	23.22.220 Recycling Facilities
	A. Purpose. These regulations are intended to encourage the recycling of reusable materials and provide convenient service locations for the general public as mandated by State law. It is also the intent of this Section to establish minimum standards ...
	B. General Regulations.
	1. Regulations Applicable to All Recycling Facilities.
	a. Location.
	i. There shall be no more than one facility for each site.
	ii. Recycling facilities shall be located a minimum of 150 feet from a Residential Zoning District.
	iii. Recycling facilities shall be located a minimum of 10 feet from any property line or public right-of-way.
	iv. Recycling facilities shall not be located within any required landscape area, driveway, or parking space.
	v. Recycling facilities shall not obstruct pedestrian or vehicular circulation.
	vi. Recycling facilities shall not be within 10 feet of a driveway aisle providing vehicle access in a parking lot.
	vii. Recycling facilities shall be located a minimum of 50 feet from an entrance or operable window of any building, whether on the same property or not.

	b. Screening. Recycling facilities shall be screened from view of the public right-of-way by a minimum six-foot high solid screen or an enclosure.
	c. Registration. Recycling facilities shall be clearly marked with the name and telephone number of the operator. No person shall install or maintain a recycling facility without first registering the facility with the City. Such registration shall be...
	d. Materials.
	i. Recycling facilities shall use receptacles that are constructed and maintained with durable waterproof and rustproof material, covered when not attended, and secure from unauthorized entry.
	ii. No materials shall be stored or placed in a manner so as to cause a public nuisance. All recyclable materials shall be stored in receptacles or in the mobile recycling unit vehicle, and shall not be left outside of receptacles when attendant is no...
	iii. Recycling facilities shall accept only glass, metals, plastic containers, papers and reusable items. Items shall be presorted and shall include non-hazardous materials.

	e. Trash Container. There shall be a minimum of one trash container (separate from the trash container required for the principal use) located near the facility.
	f. Noise. Noise levels shall not exceed 55 dBA as measured at the property line of a residentially zoned or occupied site or at the property line of any site zoned or used for open space purposes. Noise levels shall not exceed 65 dBA as measured at th...

	2. Additional Regulations Applicable to Reverse Vending Machines.
	a. Accessory Use. In the I Zone, reverse vending machines shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, reverse vending machines shall be accessory to a food and beverage retai...
	b. Illumination. Reverse vending machines shall be illuminated to ensure comfortable and safe operation if operating hours are between dusk and dawn.
	c. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	3. Additional Regulations Applicable to Small Collection Facilities.
	a. Accessory Use. In the I Zone, small collection facilities shall be accessory to a principal use that is in compliance with City Zoning, Building, and Fire Codes. In the CMU Zone, small collection facilities shall be accessory to a food and beverage...
	b. Equipment. Power-driven processing equipment except for reverse vending machines is prohibited.
	c. Parking. One on-site parking space shall be provided for each attendant and/or employee. One on-site parking space shall be provided for each vehicle operated by the facility. The available on-site parking spaces shall not be reduced below the mini...
	d. Hours of Operation. Hours of operation shall be consistent with the business hours of the principal use, but in no event shall the hours be longer than between 8:00 a.m. to 7:00 p.m., Monday through Saturday, and 10:00 a.m. to 6:00 p.m., Sunday.

	4. Additional Regulation Applicable to Large Collection Facilities. Customer and employee parking shall be provided at the rate of one parking space per 250 square feet of gross floor area, with a minimum of five parking spaces per business. In additi...

	C. Nonconforming Facilities. Recycling facilities which are lawfully in existence at the time of adoption of these regulations and which are not in compliance are considered nonconforming and shall be removed or brought into conformance within six mon...
	D. Abatement of Facilities.
	1. Whenever the Community Development Director is advised that a recycling facility has been installed or is being maintained in violation of this Section, the Director shall so notify the operator, or in the absence of such information, the property ...
	2. Whenever a recycling facility is impounded pursuant, the recycling facility shall be removed by the Director or his or her designee, and stored in any convenient place. The Director shall notify in writing the registered operator, or in the absence...
	3. Any recycling facility in violation of the provisions of this Section, which violation creates an immediate danger to the health or safety of the public, and which violation cannot be corrected by moving or otherwise repositioning the recycling fac...
	4. Within 14 days of the notice of violation, or notice of removal of a facility summarily impounded, the registered operator or other person who provides satisfactory proof of ownership, may request a hearing. The request shall be in writing, shall s...
	5. Upon receipt of a written request for a hearing, the Director shall schedule the hearing before a hearing officer. The hearing officer shall be the Risk Manager or their designee.
	6. The Director shall provide written notice of the date, time, and place of the hearing, and the identity of the hearing officer. Such notice of hearing shall be served either personally or by mail, postage prepaid, certified, return receipt requeste...
	7. At the hearing any person may present evidence or argument as to whether the facility has violated this Section. Within seven working days after the close of the hearing, the hearing officer shall render a decision in writing. Notice of the decisio...
	8. Unless otherwise specified, all notices shall be sent by registered mail to the registered owner at the address shown on the registration, if such registration has been completed, and at his or her last-known address.
	9. The City may seek recovery of any abatement expenses pursuant to the procedures set forth in Sections 6.26.110 through 6.26.130 and Chapter 6.27, Recovery of Nuisance Abatement Expenses, of the Municipal Code.
	10. The remedies set forth in this Section are not exclusive and do not prevent the City Attorney from commencing a civil or criminal proceeding to abate a public nuisance under applicable Civil or Penal Code provisions as an alternative to the procee...


	23.22.230 Single Room Occupancy
	A. Minimum Size. Each unit shall have at least 150 square feet of floor area. No individual unit may exceed 400 square feet.
	B. Maximum Occupancy. Each unit shall accommodate a maximum of two persons.
	C. Lighting. Exterior lighting shall be provided for the entire outdoor and parking area of the property and shall comply with the requirements of Section 23.10.080, Lighting and Illumination.
	D. Laundry Facilities. Laundry facilities must be provided in a separate enclosed room at the ratio of one washer and one dryer for every 20 units or fractional number thereof, with at least one washer and dryer per floor.
	E. Cleaning Facilities. A cleaning supply room or utility closet with a wash tub with hot and cold running water shall be provided on each floor.
	F. Bathroom. Each unit shall require a separate bathroom containing a water closet, lavatory and bathtub or shower.
	G. Cooking Facilities. Each unit shall require a kitchen sink, functioning cooking appliance and a refrigerator, each having a clear working space of not less than 30 inches in front.
	H. Closet. Each unit shall have a separate closet.
	I. Tenancy. Tenancy of units shall not be less than 30 days or more than 12 months.
	J. Facility Management. An SRO facility with 10 or more units shall provide full-time on-site management. An SRO facility with less than 10 units may provide a management office off-site.

	23.22.240 Telecommunication Facilities
	A. Purpose. To provide a uniform and comprehensive set of standards for the development and installation of facilities related to telecommunication facilities in order to accommodate the needs of residents and businesses while protecting the public he...
	1. Prevent the emergence and proliferation of visual blight along visually significant or visually sensitive corridors within the City of Alhambra;
	2. Recognize the rights of wireless facilities operators and wireless transmission devices under federal law and state law, and harmonize those with the City's interest;
	3. Encourage users of wireless facilities and wireless transmission devices to locate such equipment in areas where any adverse impacts on the community are optimally mitigated and, where possible, encourage users of wireless facilities to collocate t...
	4. Encourage users of wireless facilities, which include accessory equipment, to configure such equipment in a manner that minimizes their adverse visual impact;
	5. Encourage the managed and aesthetically sensitive development of wireless facilities in the City; and
	6. Ensure that approved wireless facilities, wireless transmission devices and related accessory equipment and support structures are constructed and operated in a safe and legally compliant manner.

	B. Definitions. All words and phrases defined below and found in this Section shall be used in the context of the definitions of this Section. Other general terms, unless otherwise defined, shall have the meanings assigned to them in Chapter 23.36, De...
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	6. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	7. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	8. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	9. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Applicability and Exemptions. The requirements of this Section apply to all telecommunication facilities that transmit and/or receive electromagnetic signals, including but not limited to personal communications services (cellular and paging) and r...
	1. Licensed amateur (ham) radio and citizen band operations.
	2. Hand-held, mobile, marine, and portable radio transmitters and/or receivers.
	3. Emergency services radio.
	4. Radio and television mobile broadcast facilities.
	5. Antennas and equipment cabinets or rooms completely located inside of permitted structures.
	6. A single ground- or building-mounted receive-only radio or television antenna not exceeding the maximum height permitted by this Code, including any mast, or a receive-only radio or television satellite dish antenna, subject to the following restri...
	a. Residential Districts.
	i. Satellite Dish One Meter or Less. A satellite dish that does not exceed one meter in diameter, is not located within a required front or street side setback or in front of the primary structure, and for the sole use of a resident occupying the same...
	ii. Satellite Dish Greater than One Meter. A satellite dish that is greater than one meter in diameter, is not located within a required setback, and is screened from view from any public right-of-way and adjoining property.
	iii. Antennas. An antenna that is mounted on any existing building or other structure that does not exceed 25 feet in height. The antenna shall be for the sole use of a resident occupying the same residential parcel on which the antenna is located.

	b. Nonresidential Districts.
	i. Satellite Dish Two Meters or Less. A satellite dish that does not exceed two meters in diameter is permitted on a lot in a nonresidential district so long as it is not located within a required front or street side setback or in front of the primar...
	ii. Satellite Dish Greater than Two Meters. A satellite dish that is greater than two meters in diameter that is not located within a required setback and is screened from view from any public right-of-way and adjoining property.
	iii. Mounted Antennas. An antenna that is mounted on any existing building or other structure when the overall height of the antenna and its supporting tower, pole or mast does not exceed a height of 25 feet or is completely screened by the parapet or...
	iv. Freestanding Antennas. A freestanding antenna and its supporting tower, pole, or mast that complies with all applicable setback requirements when the overall height of the antenna and its supporting structure does not exceed a height of 25 feet.

	c. Undergrounding Required. All wires and/or cables necessary for operation of an antenna shall be placed underground or attached flush with the surface of the building or the structure of the antenna.

	7. Any antenna or wireless communications facility that is exempt from local regulation pursuant to the rules and regulations of the Federal Communications Commission (FCC) or a permit issued by the California Public Utilities Commission (CPUC). The o...
	8. Minor modifications to existing wireless facilities, including replacement in-kind or with smaller or less visible equipment, that meet the standards set forth in this Section and will have little or no change in the visual appearance of the facili...

	D. Permit Requirements.
	1. Replacement, Removal, or Co-location of Transmission Equipment (Eligible Facilities Request, Section 6409 of the Middle Class Tax Relief and Job Creation Act of 2012). The co-location of new transmission equipment, removal of transmission equipment...
	2. Stealth Facilities. Stealth facilities in which the antenna and the support equipment are hidden from view in a structure or concealed as an architectural feature, are permitted in all nonresidential zoning districts. Stealth facilities in Resident...
	3. Co-located Facilities. Permitted by right when proposed to be co-located on a facility that was subject to a discretionary permit issued on or after January 1, 2007 and an environmental impact report was certified, or a negative declaration or miti...
	4. Non-stealth Facilities. Permitted in nonresidential zoning districts subject to Conditional Use Permit approval.

	E. Standards. Telecommunication facilities shall be located, developed, and operated in compliance with all of the following standards and with applicable standards of the zoning district in which they are located.
	1. Location and Siting.
	a. No new freestanding facility, including a tower, lattice tower, or monopole, shall be located within 1,000 feet of another freestanding facility, unless mounting on a building or co-location on an existing pole or tower is not feasible and appropri...
	b. Telecommunication facilities shall meet the setback requirements of the zoning district which they are located.
	c. When feasible, providers of personal wireless services shall co-locate facilities in order to reduce adverse visual impacts. The Community Development Director may require co-location or multiple-user wireless telecommunication facilities based on ...
	d. When determined to be feasible and consistent with the purposes and requirements of this Section, the Community Development Director shall require the applicant to make unused space available for future co-location of other telecommunication facili...

	2. Support Structures. Support structures for telecommunication facilities may be any of the following:
	a. An existing nonresidential building.
	b. An existing structure other than a building, including, but not limited to, light poles, electric utility poles, water towers, smokestacks, billboards, lattice towers, and flag poles.
	c. An alternative tower structure such as a clock tower, steeple, functioning security light pole, functioning recreational light pole, or any similar alternative-design support structure that conceals or camouflages the telecommunication facility. Th...
	d. Existing publicly-owned and operated monopole or a lattice tower exceeding the maximum height limit.
	e. A single pole (monopole) sunk into the ground and/or attached to a foundation. Any new monopole shall be constructed to allow for co-location of at least one other similar communications provider.
	f. A monopole mounted on a trailer or a portable foundation if the use is for a temporary communications facility.

	3. Height Requirements.
	a. Freestanding Antenna or Monopole. All free-standing antennas, monopoles, and lattice towers shall be designed to be the minimum functional height and width required to support the proposed antenna installation, unless it can be demonstrated that a ...
	b. Building-Mounted Facilities. Telecommunication facilities mounted on buildings shall not exceed a height of 10 feet above the height limit of the district or 10 feet above the existing height of a legally established building, whichever is lower, m...
	c. Facilities Mounted on Structures. Telecommunication facilities mounted on an existing structure shall not exceed the height of the existing structure unless camouflaged as part of the structure design, except antennas may extend up to 10 feet above...
	d. Facilities Mounted on Light Poles. A functioning security light pole or functioning recreational light pole shall have a height consistent with existing poles in the surrounding area or height usually allowed for such light poles.

	4. Design and Screening. Telecommunication facility structures and equipment shall be located, designed, and screened to blend with the existing natural or built surroundings, as well as any existing support structures, so as to reduce visual impacts ...
	a. Stealth Facilities. State of the art stealth design technology shall be utilized as appropriate to the site and type of facility. Where no stealth design technology is proposed for the site, a detailed analysis as to why stealth design technology i...
	b. Other Facility Types. If a stealth facility is not feasible, the order of preference for facility type is, based on their potential aesthetic impact: façade-mounted, roof-mounted, ground-mounted, and free-standing tower or monopole. A proposal for ...
	c. Camouflage Design. Telecommunication facilities that are mounted on buildings or structures shall be designed to match existing architectural features, incorporated in building design elements, camouflaged, or otherwise screened to minimize their a...
	d. Equipment Cabinets. Equipment cabinets shall be located within the building upon which antennae are placed, if technically feasible. Otherwise, equipment cabinets, buildings, and associated equipment such as air conditioning units and emergency gen...
	e. Landscaping. Landscaping shall be provided for and maintained to screen any ground structures or equipment visible from a public right-of-way.
	f. Lighting. Artificial lighting of a telecommunication facility, including its components, is prohibited, unless required by the Federal Aviation Administration. A motion-sensor light may be used for security purposes if the beam is directed downward...
	g. Advertising. No advertising shall be placed on telecommunication facilities, equipment cabinets, or associated structures.

	5. Security Features. All facilities shall be designed to minimize opportunities for unauthorized access, climbing, vandalism, graffiti, and other conditions that would result in hazardous conditions, visual blight, or attractive nuisances.
	a. Fencing. Security fencing, if any, shall not exceed the fence height limit of the base district. Fencing shall be effectively screened from view through the use of landscaping. No chain link fences shall be visible from public view.
	b. Maintenance. The permittee shall be responsible for maintaining the site and facilities free from graffiti.

	6. Radio Frequency Standards, Interference, and Noise.
	a. Radio Frequency. Telecommunication facilities shall comply with federal standards for radio frequency emissions and interference. Failure to meet federal standards may result in termination or modification of the permit.
	b. Interference. Telecommunications facilities shall not interfere with public safety radio communications.
	c. Noise. Telecommunication facilities and any related equipment, including backup generators and air conditioning units, shall not generate noise in excess of the limits established in Chapter 18.02, Noise and Vibration Control Regulations, of the Mu...

	7. Co-location. The applicant and owner of any site on which a telecommunication facility is located shall cooperate and exercise good faith in co-locating telecommunication facilities on the same support structures or site. Good faith shall include s...
	a. All facilities shall make available unused space for co-location of other telecommunication facilities, including space for these entities providing similar, competing services. Co-location is not required if the host facility can demonstrate that ...
	b. All co-located and multiple-user telecommunication facilities shall be designed to promote facility and site sharing. Telecommunication towers and necessary appurtenances, including but not limited to parking areas, access roads, utilities, and equ...
	c. No co-location may be required where it can be shown that the shared use would or does result in significant interference in the broadcast or reception capabilities of the existing telecommunication facilities or failure of the existing facilities ...
	d. Failure to comply with co-location requirements when feasible or cooperate in good faith as provided for in this Section is grounds for denial of a permit request or revocation of an existing permit.

	8. Fire Prevention and Emergency Response. All telecommunication facilities shall be designed and operated in a manner that will minimize the risk of igniting a fire or intensifying one that otherwise occurs.
	a. At least one-hour fire resistant interior surfaces shall be used in the construction of all buildings.
	b. The exterior walls and roof covering of all above-ground equipment shelters and cabinets shall be constructed of materials rated as non-flammable in the Building Code.
	c. Monitored automatic fire extinguishing systems shall be installed in all equipment buildings and enclosures.
	d. Openings in all above-ground equipment shelters and cabinets shall be protected against penetration by fire and wind-blown embers to the extent feasible.
	e. Address signs shall be installed in conformance with Fire Chief’s requirements at the entrance off the public way, where needed to provide direction along the access road, and at the facility itself.
	f. A permanent, weather-proof, facility identification sign shall be placed on the gate in the fence or wall around the equipment building, or if there is no fence or wall, next to the door to the equipment shed itself. Said sign shall identify the fa...

	9. Surety Bond. As a condition of approval, an applicant for a building permit to erect or install a telecommunication facility shall be required to post a cash or surety bond in a form and amount acceptable to the City Attorney to cover removal costs...

	F. Required Findings.
	1. General Findings. In approving a telecommunication facility, the review authority shall make the following findings:
	a. The proposed use conforms with the specific purposes of this Section and any special standards applicable to the proposed facility;
	b. The applicant has made good faith and reasonable efforts to locate the proposed facility on a support structure other than a new ground-mounted antenna, monopole, or lattice tower or to accomplish co-location;
	c. The proposed site results in fewer or less severe environmental impacts than any feasible alternative site; and
	d. The proposed facility will not be readily visible or it is not feasible to incorporate additional measures that would make the facility not readily visible.

	2. Additional Findings for Facilities Not Co-Located. To approve a telecommunication facility that is not co-located with other existing or proposed facilities or a new ground-mounted antenna, monopole, or lattice tower, the review authority shall fin...
	a. Would have more significant adverse effects on views or other environmental considerations;
	b. Is not permitted by the property-owner;
	c. Would impair the quality of service to the existing facility; or
	d. Would require existing facilities at the same location to go off-line for a significant period of time.

	3. Additional Findings for Setback Reductions. To approve a reduction in setback, the review authority shall make one or more of the following findings:
	a. The facility will be co-located onto or clustered with an existing, legally established telecommunication facility; and/or
	b. The reduced setback enables further mitigation of adverse visual and other environmental impacts than would otherwise be possible.

	4. Additional Findings for Any Other Exception to Standards. The Planning Commission may waive or modify requirements of this Section upon finding that strict compliance would result in noncompliance with applicable federal or State law.

	G. Vacation and Removal of Facilities.
	1. A carrier using facilities within the City shall provide the City with a copy of the notice to the FCC or California Public Utilities Commission of intent to cease operations at the time such notice is filed.
	2. The operator of a telecommunications facility shall remove all unused or abandoned equipment, antennas, poles, or towers within one year of discontinuation of the use and, if there are no active providers on the facility, the site shall be restored...
	3. If the facilities are not removed within one year, or other period of time as determined in writing by the City, the City may have the facilities removed at the owner’s or carrier’s expense, provided, however, that recovery of expenses shall be lim...
	4. All costs incurred by the City to undertake any work required to be performed pursuant to this Section shall be borne solely by the applicant.


	23.22.250 Temporary Uses
	A. Temporary Uses Not Requiring a Use Permit. The following types of temporary uses may be conducted without a Use Permit. Other permits, such as building permits or business licenses, may be required.
	1. Yard/Garage Sales. Sales of personal property conducted by a resident of the premises with a maximum term of three consecutive days occurring no more than four times a year.
	2. Non-Profit Fund Raising. Fund raising activities by tax exempt organizations pursuant to 501(C) of the Federal Revenue and Taxation Code are allowed in non-residential zones with no limitation on the number of occasions and duration.
	3. Events in Assembly Venues. A permit shall not be required for events which occur in theaters, meeting halls or other permanent public assembly facilities.

	B. Temporary Uses Requiring a Temporary Use Permit. Other temporary uses may be permitted pursuant to Chapter 23.28, Temporary Use Permits, subject to the following standards. Additional or more stringent requirements may be established through the Te...
	1. Real Estate Offices. Real estate offices within approved development projects.
	2. Seasonal Sales. The annual sales of holiday related items such as Christmas trees, pumpkins and similar items may be permitted in accordance with the following standards. This Subsection is only applicable to temporary seasonal sales that are not i...
	a. Time Period.
	i. Seasonal sales associated with holidays are allowed up to a month preceding and one week following the holiday. Christmas tree sales are allowed from Thanksgiving Day through December 31st.
	ii. The subject lot shall not be used for seasonal sales more than two times within the calendar year.

	b. The sale of fireworks shall be in compliance with Chapter 19.01, Sale of Safe and Sane Fireworks, of the Municipal Code.
	c. All items for sale, as well as signs and temporary structures, shall be removed within 10 days after the end of sales, and the appearance of the site shall be returned to its original state.
	d. The property shall not be used in such a manner as to create a nuisance due to noise, dust, litter, or other factors.
	e. The City reserves the right to shut down a temporary seasonal sales operation if the operation is posing safety concerns, has become a nuisance, or has violated any requirements of this Section. All costs associated with the removal and/or abatemen...

	3. Circuses and Carnivals. Circuses and carnivals in compliance with Chapter 5.80, Circuses and Carnivals, of the Municipal Code.
	4. Special Events and Sales. Short-term special events and sales, including mobile vendors, may be permitted in accordance with the following standards:
	a. Location. Events and sales are limited to non-residential zones.
	b. Number. No more than six events or sales at one site shall be allowed within any 12-month period.
	c. Duration. The maximum duration of a single event or sale is four consecutive days with a minimum of 14 days between each event.
	d. Temporary Outdoor Sales. Temporary outdoor sales, including, but not limited to, grand opening events, and other special sales events, are also subject to the following standards:
	i. Temporary outdoor sales shall be part of an existing business on the same site.
	ii. Outdoor display and sales areas shall be located on a paved or other approved hard surfaced area on the same lot as the structure(s) containing the business with which the temporary sale is associated.
	iii. Location of the displayed merchandise shall not disrupt the normal circulation of the site, nor encroach upon driveways, pedestrian walkways, or required landscaped areas, or obstruct sight distances or otherwise create hazards for vehicle or ped...



	C. Temporary Uses Requiring a Minor Use Permit. Other temporary events and special events, outdoor sales, and displays may be allowed with the approval of a Minor Use Permit so long as they are not intended to extend longer than one month and they are...



	Article IV:  Administration and Permits
	Chapter 23.23 Planning Authorities
	23.23.010 Purpose
	23.23.020 City Council
	A. Adopt design guidelines pursuant to Chapter 23.26, Design Review.
	B. Consider and adopt, reject, or modify Planned Developments, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.32, Planned Development.
	C. Consider and adopt, reject, or modify Development Agreements, following a public hearing and recommended action by the Planning Commission,  pursuant to Chapter 23.33, Development Agreements.
	D. Consider and adopt, reject or modify proposed amendments to the General Plan, Zoning Code, Zoning Map, specific plans, and environmental documents related to any of the foregoing, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Co...
	E. Hear and decide appeals from decisions of the Planning Commission pursuant to Section 23.24.120, Appeals.
	F. Establish, by resolution, a Municipal Fee Schedule listing fees, charges, and deposits for various applications and services provided, pursuant to this Title.
	G. Make environmental determinations on any approvals within to the City Council’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.

	23.23.030 Planning Commission
	A. Approve, modify, or deny Conditional Use Permits and Variances, pursuant to Chapter 23.27, Use Permits, and Chapter 23.30, Variances.
	B. Make recommendations to the City Council on planned developments , pursuant to Chapter 23.32, Planned Development.
	C. Make recommendations to the City Council on development agreements,  pursuant to Chapter 23.33, Development Agreements.
	D. Make recommendations to City Council on proposed amendments to the General Plan, Zoning Code, and Zoning Map, specific plans, and environmental documents, pursuant to Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map.
	E. Hear and decide appeals from decisions of the Community Development Director, Design Review Board, and the City Art in Public Places Committee, pursuant to Section 23.24.120, Appeals.
	F. Hear and decide proposals to revoke permits, pursuant to Section 23.24.110, Revocation of Permits.
	G. Make environmental determinations on any approvals within the Planning Commission’s jurisdiction that are subject to environmental review under the California Environmental Quality Act, pursuant to State law.
	H. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.040 Design Review Board
	A. Conduct Design Review and approve, modify, or deny land use projects  pursuant to Chapter 23.26, Design Review.

	23.23.050 Community Development Director
	A. Maintain and administer the Zoning Code, including the processing of applications, abatements, and other enforcement actions.
	B. Interpret the Zoning Code as needed for members of the public and other City Departments.
	C. Prepare rules and procedures necessary for conducting the Director’s business. They may include the administrative details of hearings officiated by the Director (e.g., scheduling, rules of procedure, and recordkeeping). These rules and procedures ...
	D. Issue administrative regulations for the submission and review of applications subject to the requirements of Government Code Section 65950, Deadlines for Project Approval Conformance; Extensions.
	E. Conduct Minor Administrative Review pursuant to Chapter 23.25, Minor Administrative Review.
	F. Approve, modify, or deny Minor Use Permits, pursuant to Chapter 23.27, Use Permits.
	G. Approve, modify, or deny Temporary Use Permits, pursuant to Chapter 23.28, Temporary Use Permits.
	H. Approve, modify, or deny a Modification, pursuant to Chapter 23.29, Modifications.
	I. Approve, modify, or deny requests for Reasonable Accommodation for land use projects, pursuant to Chapter 23.31, Reasonable Accommodation.
	J. Approve, modify, or deny requests for Extensions for land use projects, pursuant to Section 23.24.090, Effect, Expiration and Extension.
	K. Decide requests for Minor Revisions to Approved Permits, pursuant to Section 23.24.100, Revisions to an Approved Permit.
	L. Refer items to the Planning Commission where, in their opinion, the public interest would be better served by a Planning Commission public hearing and action.
	M. Determine whether a project is subject to review under the California Environmental Quality Act and notify the applicant if any additional information is necessary to conduct the review.
	N. Make recommendations to the Planning Commission and City Council on all applications, appeals, and other matters upon which they have the authority and the responsibility to act under this Title.
	O. Investigate and report to the Planning Commission on permit violations when the City has initiated revocation procedures, pursuant to Section 23.24.110, Revocation of Permits.
	P. Delegate administrative functions to members of the Planning Division.
	Q. Such other powers and responsibilities as assigned or directed by the City Council.

	23.23.060 Summary of Review Authorities for Decisions and Appeals

	Chapter 23.24 Common Procedures
	23.24.010 Purpose
	23.24.020 Application Forms and Fees
	A. Applicant. The owner of property or the owner’s authorized agent. If the application is made by someone other than the owner or the owner’s agent, proof of the right to use and possess the property as applied for , satisfactory to the Community Dev...
	B. Application Materials.
	1. Application Forms. The Director shall prepare and issue application forms and lists that specify the information that will be required from applicants for projects subject to the provisions of this Title.
	2. Supporting Materials. The Director may require the submission of supporting materials  as part of the application, including but not limited to:  statements, photographs, plans, drawings, renderings, models, material samples and other items necessa...
	3. Availability of Materials. All submitted material becomes the property of the City, may be distributed to the public, and shall be made available for public inspection. At any time, upon reasonable request, and during normal business hours, any per...

	C. Multiple Applications.
	1. Concurrent Filing. An applicant for a project which requires more than one permit (e.g., Tree Permit, Conditional Use Permit, and Design Review, etc.), shall file all related applications concurrently, together with all application fees. The concur...
	2. Concurrent Processing. Multiple applications for the same project shall be processed concurrently and shall be reviewed and decided on by the highest review authority designated for any of the applications.

	D. Application Fees.
	1. Fee Schedule. The Council shall adopt by resolution a Municipal Fee Schedule that that establishes fees for each application, informational materials, penalties, copying, and other such items.
	2. Fee Payment. No application shall be deemed complete, and processing shall not commence on any application until all required fees or deposits have been paid.
	3. Fee Waiver. No fee shall be required when the applicant is the City, or if it is waived under any other provision of the Alhambra Municipal Code.
	4. Refund of Fees. Application fees are non-refundable unless otherwise provided for in the Alhambra Municipal Code or by policy of the Council.


	23.24.030 Review of Applications
	A. Initial Completeness Review. The Director, or designee, shall determine whether an application is complete within 30 days of the date the application is filed and required fee received.
	1. Incomplete Application  . If an application is deemed incomplete, the Director or designee shall provide written notification to the applicant listing the applications for permit(s), forms, information, and any additional fees that are necessary to...
	a. Zoning Code Violations. An application shall not be found complete if conditions exist on the site in violation of this Title or any permit or other approval granted in compliance with this Title, unless the proposed project includes the correction...
	b. Submittal of Additional Information. The applicant shall provide the additional information within the time limit specified by the Director, or designee, which shall be no sooner than 30 days.
	c. Appeal of Determination. Determinations of incompleteness are subject to the provisions of Section 23.24.120, Appeals, except there shall be a final written determination on the appeal no later than 60 days after receipt of the appeal.
	d. Expiration of Application. If an applicant fails to correct the specified deficiencies within the specific time limit, the application shall expire and be deemed withdrawn, unless an extension is granted by the Director. After the expiration of an ...

	2. Complete Application. When an application is deemed complete, the Director or designee shall make a written record  of that date. If an application requires a public hearing, the Director shall schedule it and notify the applicant of the date and t...

	B. Referral of Application. At the discretion of the Director, or where otherwise required by this Title, State or Federal law, any application filed in compliance with this Title may be referred to any City department, public agency, or interest grou...
	C. Extensions. The Director may, upon written request from the applicant and for good cause, grant extensions of any time limit for review of applications imposed by this Title.

	23.24.040 Environmental Review
	23.24.050 Public Notice
	A. Mailed Notice. At least 10 days before the date of the public hearing, or the date of action when no public hearing is required, the Director (or the City Clerk for City Council hearings) shall provide notice by First Class mail delivery to the fol...
	1. The applicant, the property owner, and any occupant of the subject property;
	2. All property owners of record within a minimum 300-foot radius of the subject property as shown on the latest available assessment role or a larger radius or geographical boundary if deemed necessary by the Director to provide adequate public notif...
	3. Any person or group who has filed a written request for notice.

	B. Alternative Method for Large Mailings. If the number of owners to whom notice would be mailed or delivered is greater than 1,000, instead of a mailed notice, notice may, at the discretion of the Director, be provided by either of the following meth...
	1. Placing two display advertisements of at least one-fourth page in the newspaper having the greatest circulation within the affected area by the proposed action and in at least one additional newspaper having general circulation within such area at ...
	2. By placing an insert within any generalized mailing sent by the City to property owners in the area affected by the proposed action, such as billings for City services, at least 10 days prior to the hearing.

	C. Posted Notice. At least 10 days before the date of the hearing, the project site shall be posted by the applicant, to the satisfaction of the Community Development Director, with one or more signs describing the project and advertising the public h...
	D. Newspaper Notice. At least 10 days before the date of the public hearing notice shall be published in at least one newspaper of general circulation in the City.
	E. Contents of Notice. Each notice shall include the following information:
	1. The location of the real property, if any, that is the subject of the application;
	2. A general description of the proposed project or action;
	3. The date, time, location, and purpose of the public hearing or the date of action when no public hearing is required;
	4. The identity of the hearing body or officer; and
	5. The location and times at which the complete application and project file, including any environmental review documentation prepared in connection with the application, may be viewed by the public.

	F. Failure to Notify Individual Properties. The validity of the proceedings shall not be affected by the failure of any property owner, resident, or community organization to receive a mailed notice.

	23.24.060 Conduct of Public Hearings
	A. Generally. Hearings shall be conducted pursuant to procedures adopted by the hearing body. Hearings are not required to be conducted according to technical rules relating to evidence and witnesses.
	B. Scheduling. Hearings before the City Council shall be scheduled by the City Clerk. All other hearings shall be scheduled by the Director.
	C. Presentation. An applicant or an applicant’s representative may make a presentation of a proposed project prior to public testimony. The applicant or applicant’s representative is also provided rebuttal time at the end of the public testimony.
	D. Public Hearing Testimony. Any person may appear at a public hearing and submit oral or written evidence, either individually or as a representative of a person or an organization. Each person who appears at a public hearing representing an organiza...
	E. Time Limits. The presiding officer may establish time limits for individual testimony  and require that individuals with shared concerns select one or more spokespersons to present testimony on behalf of those individuals.
	F. Continuance of Public Hearing. The hearing body may by motion continue the public hearing to a fixed date, time and place, or may continue the item to an undetermined date.
	G. Decision. The public hearing shall be closed before a vote is taken.

	23.24.070 Findings and Decision
	A. Date of Action. The review authority shall decide to approve, modify, revoke, or deny any discretionary permit following the close of the public hearing, or if no public hearing is required, within the time period set forth below.  These deadlines ...
	1. Project Exempt from Environmental Review. Within 30 days of the date the City has determined an application to be complete, a determination must be made whether the project is exempt from Environmental Review per State CEQA requirements.
	2. Project for which a Negative Declaration or Mitigated Negative Declaration is Prepared. Within 60 days of the date a Negative Declaration or Mitigated Negative Declaration has been completed and adopted for project approval, the City shall act on t...
	3. Project for which an EIR is Prepared. Within 180 days from the date the review authority certifies a Final EIR, the City shall act on the accompanying discretionary project.

	B. Notice of Action. After the Director or Planning Commission takes any action to approve, modify, or deny an application that is subject to appeal under the terms of this Title, the Director shall issue a Notice of Action. The Notice shall describe ...
	C. Findings. Findings, when required by State law or this Title, shall be based upon consideration of the application, plans, testimony, reports, and other materials that constitute the administrative record and shall be stated in writing in the resol...

	23.24.080 Conditions of Approval
	A. Scope. The scope of approvals includes only those uses and activities proposed in the application, excluding other uses and activities. Unless otherwise specified, the approval of a new use shall terminate all rights and approvals for previous uses...
	B. Conditions. The site plan, floor plans, building elevations, and/or any additional information or representation, whether oral or written, indicating the proposed structure or manner of operation submitted with an application or submitted during th...

	23.24.090 Effect, Expiration, and Extension
	A. Effective Dates. A decision shall be effective on the date of action except as provided below.
	1. Decisions Subject to Appeal. A final decision on an application for any approval subject to appeal shall become effective after the expiration of the 10-calendar day appeal period following the date of action, unless an appeal is filed. In the even...
	2. Amendments to the Zoning Code or Zoning Map. Amendments to the Zoning Ordinance or Zoning Map shall take effect 40 calendar days after the second reading of the ordinance. In the event an effective date lands on a Saturday, Sunday, or any other day...

	B. Expiration. The review authority, in the granting of any permit, may specify a time, consistent with the purposes of the use and necessary to safeguard the public safety, health and welfare, within which the proposed use must be undertaken and acti...
	C. Exercise of Permit.
	1. Exercise of Planning Approval or Permit. A permit for the use of a building or property is exercised when, if required, a valid City business license has been issued, and the permitted use has commenced on the site.
	2. Exercise of Building Permit. A permit for the construction of a building or structure is exercised when a valid City building permit, if required, is issued, and construction has lawfully commenced.

	D. Extensions. The Community Development Director may approve a one-year extension of any permit or approval granted under this Title upon receipt of a written application with the required fee within the time period specified by the review authority,...
	E. Lapse. When a permit has been exercised, it shall remain valid and in force unless the use or structure authorized by the permit is removed from the site for a period greater than 12 consecutive months, or is abandoned or discontinued for a period ...

	23.24.100 Revisions to an Approved Permit
	A. Minor Revisions. The Community Development Director may approve minor revisions to approved plans and permits that are consistent with the original findings and conditions approved by the Review Authority, do not expand the approved floor area by m...
	B. Major Revisions. A request for revisions to conditions of approval of a discretionary permit, a revision to an approved site plan or building plan that would affect a condition of approval, or a revision that would intensify a potential impact of t...

	23.24.110 Revocation of Permits
	A. Initiation of Proceeding. Revocation proceedings may be initiated by Director.
	B. Public Notice, Hearings, and Action. After conducting a duly-noticed public hearing, the Planning Commission shall act on the proposed revocation, pursuant to Chapter 23.24, Common Procedures.
	C. Required Findings. The Planning Commission may revoke or modify the permit if it makes any of the following findings:
	1. The approval was obtained by means of fraud or misrepresentation of a material fact;
	2. The use, building, or structure has been substantially expanded beyond what is set forth in the permit or substantially changed in character;
	3. The use in question has ceased to exist or has been suspended for 12 months or more;
	4. There is or has been a violation of or failure to observe the terms or conditions of approval, or the use has been conducted in violation of the provisions of this Title, or any applicable local or State law or regulation; or
	5. The use has been conducted in a manner detrimental to the public safety, health and welfare, or to be a nuisance.

	D. Notice of Action. Following Planning Commission action to revoke or modify a permit, the Director shall issue a Notice of Action within five days. The Notice shall describe the Commission’s action with its findings. The Director shall mail notice t...

	23.24.120 Appeals
	A. Applicability . Any action by the Planning Commission or Community Development Director in the administration or enforcement of the provisions of the Zoning Ordinance may be appealed in accordance with this Section.
	1. Appeals of City Art in Public Places Committee. Decisions of the City Art in Public Places Committee regarding development obligations may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	2. Appeals of Community Development Director Decisions. Decisions of the Community Development Director may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	3. Appeals of Design Review Board Decisions. Decisions of the Design Review Board may be appealed to the Planning Commission by filing a written appeal with the Planning Division.
	4. Appeals of Planning Commission Decisions. Decisions of the Planning Commission may be appealed to the City Council by filing a written appeal with the City Clerk.

	B. Rights of Appeal. Appeals may be filed by the applicant, the owner of the subject property, or any other person aggrieved by a decision that is subject to appeal under the provisions of the Zoning Code.
	C. Time Limits. Unless otherwise specified in State or federal law, all appeals shall be filed in writing within 10 calendar days of the date which the action was taken. In the event an appeal period ends on a Saturday, Sunday, or any other day the Ci...
	D. Procedures.
	1. Filing.
	a. An appeal shall be filed on a form specified by the Community Development Director and accompanied by the applicable fees. Each appeal shall be accompanied by a filing fee, as established in the Municipal Fee Schedule;
	b. The appeal shall state specifically why a determination or interpretation is not in accordance with the purposes of this Zoning Code, where there was an error or abuse of discretion, where the record includes inaccurate information, or how a decisi...

	2. Proceedings Stayed by Appeal. The timely filing of an appeal shall stay all proceedings in the matter appealed, including the issuance of City building permits and business licenses.
	3. Transmission of Record. The Community Development Director, or in the case of appeals to the City Council, City Clerk, shall schedule the appeal for consideration by the authorized hearing body on the next available agenda. The Director shall forwa...
	4. Public Notice and Hearing. Public notice shall be provided pursuant to Section 23.24.050, Public Notice, and a public hearing shall be provided pursuant to Section 23.24.060, Conduct of Public Hearings. Notice of the hearing shall also be given to ...
	5. Discussion. The discussion of the appeal shall be limited during the public hearing to only those items raised on the appeal application, except as follows:
	a. New items, not identified on the appeal application form, may only be discussed if the appellant demonstrates to the satisfaction of the review authority on the appeal, that:
	i. The new items are based on information that was not known or readily available at the time the appeal was filed; and
	ii. The items do not involve issues that could have been, but were not raised at the original hearing.

	b. The determination of whether the new items will be discussed during the hearing shall be made by the review authority on the appeal and shall be final and binding.

	6. Action. An action to grant an appeal shall require a majority vote of the appeal body members. A tie vote shall have the effect of rejecting the appeal.


	23.24.130 Interpretations and Determinations
	23.24.140 Duty to Indemnify and Defend the City
	23.24.150 Enforcement
	A. Purpose. This Section establishes the responsibilities of various departments, officials and public employees of the City to enforce the requirements of this Title and establishes uniform procedures the City will use to identify, abate, remove, and...
	B. Enforcement. All departments, officials, and public employees of the City vested with the duty or authority to issue permits or licenses shall conform to the provisions of this Title, and shall issue no permit or license for uses, buildings or purp...
	1. The Department of Community Development shall be responsible for monitoring and enforcing the conditions of approval and standards imposed on all land use entitlements granted by the City and this Title. Any use which is established, operated, erec...

	C. Public Nuisance. Any building, structure, or planting set up, erected, constructed, altered, enlarged, converted, moved, or maintained contrary to the provisions of this Title, any use of any land, building, or premises established, conducted, oper...


	Chapter 23.25 Minor Administrative Review
	23.25.010 Purpose
	23.25.020 Applicability
	A. Exceptions. Minor Administrative Review is not required for the continuation of previously approved or permitted uses and structures or uses and structures that are not subject to any building or zoning regulations.

	23.25.030 Review Authority
	23.25.040 Application
	23.25.050 Determination

	Chapter 23.26 Design Review
	23.26.010 Purpose
	A. Promote excellence in site planning and design and the harmonious appearance of buildings and sites;
	B. Ensure that new and altered uses and development will be compatible with the existing and potential development of the surrounding area; and
	C. Supplement other City regulations and standards in order to ensure control of aspects of design that are not otherwise addressed.

	23.26.020 Applicability
	A. Residential Zones. All new uses and structures  within a Residential Zone, including all two-story, second-story or multi-story additions  except as follow:
	1. An alteration or enlargement of an existing dwelling unit which increases the floor area of the dwelling by not more than 50 percent, except second story additions as noted above.
	2. An alteration or enlargement of a garage or carport.

	B. Nonresidential Zones.
	1. New buildings or structures.
	2. Enlargement of an existing building or structure.
	3. Uniform sign plans for multi- tenant buildings.
	4. Exterior alterations visible from a public street and requiring a Building Permit.
	5. Exterior color changes.


	23.26.030 Review Authority
	23.26.040 Application and Processing
	A. Application. Applications for Design Review shall be filed with the Planning Division on the prescribed application forms in accordance with the procedures in Section 23.24.020, Application Forms and Fees.
	B. Timing of Submittal. When a development project requires a Use Permit, Variance, or any other discretionary approval, the Design Review application shall be submitted as a part of the application for the underlying permit, Use Permit, or Variance.
	C. Determination. Within 30 days after a Design Review application is accepted as complete for processing, the Design Review Board shall consider the application and approve, disapprove or conditionally approve the plan in accordance with Alhambra Mun...

	23.26.050 Public Hearing
	23.26.060 Scope of Design Review
	A. Building proportions, massing, and architectural details;
	B. Site design, orientation, location, and architectural design of buildings relative to existing structures on or adjacent to the property, topography, and other physical features of the natural and built environment;
	C. Size, location, design, development, and arrangement of on-site parking and other paved areas;
	D. Exterior materials and color as they relate to each other, to the overall appearance of the project, and to surrounding development;
	E. Height, materials, design, fences, walls, and screen plantings;
	F. Location, design, and type of landscaping, including selection and size of plant materials, and hardscape; and
	G. Size, location, design, color, lighting, and materials of all signs.

	23.26.070 Design Review Criteria
	23.26.080 Appeals; Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Design Review decisions are subject to the appeal provisions of Section 23.24.120, Appeals.
	B. Expiration, Extensions and Revisions. Design Review approval is effective and may only be extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Design Review approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.27 Use Permits
	23.27.010 Purpose
	23.27.020 Applicability
	23.27.030 Review Authority
	A. Conditional Use Permits. The Planning Commission shall act as the review authority for Conditional Use Permits based on consideration of the requirements of this Chapter.
	B. Minor Use Permits. The Community Development Director shall act as the review authority for Minor Use Permits based on consideration of the requirements of this Chapter. The Director may refer any application for a Minor Use Permit for a project th...

	23.27.040 Application
	23.27.050 Public Notice and Hearing
	A. Conditional Use Permits. All applications for Conditional Use Permits require public notice and hearing before the Planning Commission pursuant to Chapter 23.24, Common Procedures.
	B. Minor Use Permits. All applications for Minor Use Permits require public notice pursuant to Section 23.24.050, Public Notice. A hearing on a Minor Use Permit shall occur only when a hearing is requested by the applicant or other interested person(s...

	23.27.060 Required Findings
	A. The  proposed use is allowed within the applicable zone and complies with all other applicable provisions of this Title and all other titles of the Alhambra Municipal Code;
	B. The proposed use is consistent with the General Plan and any applicable specific plan;
	C. The proposed use will not be averse to the public health, safety, or general welfare of the community, nor detrimental to surrounding properties or improvements;
	D. The proposed use complies with any design or development standards applicable to the zone or the use in question, unless waived or modified pursuant to the provisions of this Title;
	E. The design, location, size, and operating characteristics of the proposed activity are compatible with the existing and reasonably foreseeable future land uses and circulation in the vicinity; and
	F. The site is physically suitable for the type of the use being proposed, including access, utilities, and the absence of physical constraints.

	23.27.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purpose of the zone in which the project is located;
	C. Achieve the findings for a Use Permit listed in Section 23.27.060, Required Findings; or;
	D. Mitigate any potentially significant impacts identified because of environmental review conducted in compliance with the California Environmental Quality Act.

	23.27.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Use Permit decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Use Permit approvals may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Use Permit approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.28 Temporary Use Permits
	23.28.010 Purpose
	23.28.020 Review Authority
	23.28.030 Application
	23.28.040 Required Findings
	A. That the operation of the requested use at the location proposed and within the time period specified will not jeopardize, endanger or otherwise constitute a menace to the public health, safety or general welfare;
	B. That the proposed site is adequate in size and shape to accommodate the temporary use;
	C. That the proposed safe is adequately served by streets or highways having sufficient width and improvements to accommodate the kind and quantity of traffic that such temporary use will or could reasonably generate;
	D. That adequate temporary parking to accommodate vehicular traffic to be generated by such use will be available either on-site or at alternate locations acceptable to the Director;
	E. That the use would not jeopardize the public peace, safety or general welfare, or be injurious or detrimental to properties adjacent to, or in the vicinity of, the proposed location of the activity.

	23.28.050 Conditions of Approval
	A. Provision of temporary parking facilities, including vehicular access and egress.
	B. Regulation of nuisance factors such as, but not limited to, the prevention of glare or direct illumination of adjacent properties, noise, vibrations, smoke, dust, dirt, odors, gases, and heat.
	C. Regulation of temporary buildings, structures and facilities, including placement, height and size, location of equipment and open spaces, including buffer areas and other yards.
	D. Provision of sanitary and medical facilities.
	E. Provision of solid waste collection and disposal.
	F. Provision of security and safety measures.
	G. Regulation of signs.
	H. Regulation of operating hours and days, including limitation of the duration of the temporary use to a shorter time period than that requested.
	I. Submission of a performance bond or other surety devices to ensure that any temporary facilities or structures used for such proposed temporary use will be removed from the site within a reasonable time following the event and that the property wil...
	J. Submission of a site plan indicating any information required by this Chapter.
	K. Requirement that the approval of the Temporary Use Permit is contingent upon compliance with applicable provisions of other ordinances.
	L. Such other conditions which will ensure the operation of the proposed temporary use in an orderly and efficient manner and in accord with the intent and purpose of this Chapter.


	Chapter 23.29 Modifications
	23.29.010 Purpose
	23.29.020 Applicability
	A. Height, Yard, and Lot Area. Relief from height, yard, and lot area requirements, not to exceed 20 percent of the requirement.
	B. Fence, wall or hedge height requirements.

	23.29.030 Review Authority
	A. Concurrent Processing. If a request for a Modification is being submitted in conjunction with an application for another approval, permit, or entitlement that requires Planning Commission action, it shall be heard and acted upon at the same time an...

	23.29.040 Application
	23.29.050 Public Notice
	23.29.060 Required Findings
	A. There are no alternatives to the requested modification that could provide an equivalent level of benefit to the applicant with less potential detriment to surrounding owners and occupants or to the public; and
	B. The granting of the requested modification would not be detrimental to the health or safety of the public or the occupants of the property or result in a change in land use or density that would be inconsistent with the requirements of this Title.

	23.29.070 Conditions of Approval
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies adopted by the City Council;
	B. Achieve the general purposes of this Title or the specific purposes of the zone in which the project is located;
	C. Achieve the findings for a Modification granted; or
	D. Mitigate any potentially significant impacts identified because of review conducted in compliance with the California Environmental Quality Act (CEQA).

	23.29.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Modification decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Modifications may only be expired, extended, or modified as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Modification approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.30 Variances
	23.30.010 Purpose
	23.30.020 Applicability
	23.30.030 Review Authority
	23.30.040 Application
	23.30.050 Public Notice and Hearing
	A. Public Notice. An application for a Variance shall require a public notice prior to the Planning Commission decision, pursuant to Section 23.24.050, Public Notice.
	B. Public Hearing. An application for a Variance shall require a public hearing before the Planning Commission, pursuant to Section 23.24.060, Conduct of Public Hearings.

	23.30.060 Required Findings
	A. There are special circumstances or conditions applicable to the property, including size, shape, topography, location or surroundings, and the strict application of this Title to the property deprives the property of privileges enjoyed by other pro...
	B. The granting of the application will not be detrimental or injurious to property or improvements in the vicinity, and will not be detrimental to the public health, safety, general welfare or convenience; and
	C. The granting of the Variance will be consistent with the general purposes and objectives of this Title, any applicable specific plans, and the General Plan.

	23.30.070 Conditions of Approval
	23.30.080 Appeals, Expiration, Extensions, and Revisions; Revocation
	A. Appeals. Variance decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Variances may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures.
	C. Revocation. Variance approval may be revoked pursuant to Section 23.24.110, Revocation of Permits, if any of the conditions or terms of the approval are violated or if any law or ordinance is violated.


	Chapter 23.31 Reasonable Accommodation
	23.31.010 Purpose
	23.31.020 Applicability
	A. A request for Reasonable Accommodation may be made by any person with a disability, their representative, or any other entity, when the application of zoning law or other land use regulation, policy, or procedure acts as a barrier to fair housing o...
	B. A person with a disability is a person who has a physical or mental impairment that limits or substantially limits one or more major life activities, anyone who is regarded as having this type of impairment, or anyone who has a record of this type ...
	C. A request for Reasonable Accommodation may include a change or exception to the practices, rules, and standards for the development, siting, and use of housing or housing-related facilities that would eliminate regulatory barriers and provide a per...

	23.31.030 Notice of Availability
	23.31.040 Review Authority
	23.31.050 Application
	A. A description of how the property will be used by the disabled individual(s);
	B. The basis for the claim that the Fair Housing Laws apply to the individual(s) and evidence satisfactory to the Director supporting the claim, which may include a letter from a medical doctor or other licensed health care professional, a handicapped...
	C. The specific reason the requested accommodation is necessary to make particular housing available to the disabled individual(s); and
	D. Verification by the applicant that the property is the primary residence of the person for whom reasonable accommodation is requested.

	23.31.060 Procedures
	23.31.070 Required Findings
	A. The parcel and/or housing, which is the subject of the request for reasonable accommodation, will be used by an individual protected under the Fair Housing Laws.
	B. The request for reasonable accommodation is necessary to make specific housing available to one or more individuals protected under the Fair Housing Laws.
	C. The requested reasonable accommodation will not impose an undue financial or administrative burden on the City.
	D. The requested accommodation will not require a fundamental alteration of the zoning or building laws, policies and/or other procedures of the City.

	23.31.080 Conditions of Approval
	23.31.090 Appeals, Expiration, Extensions, and Revisions
	A. Appeals. Reasonable Accommodation decisions may be appealed as provided for in Section 23.24.120, Appeals.
	B. Expiration, Extensions, and Revisions. Reasonable Accommodations may only be expired, extended or revised as provided for in Chapter 23.24, Common Procedures. A Reasonable Accommodation shall terminate if the accommodation is no longer required, or...


	Chapter 23.32 Planned Development
	23.32.010 Purpose
	23.32.020 Applicability
	23.32.030 Procedures
	A. Review Authority. A PD Overlay District  must be adopted by the City Council. A public hearing before the Planning Commission is required prior to City Council review; and the Planning Commission shall make a recommendation to the City Council.
	B. Review Procedures.
	1. PD Overlay District. An application for a PD Overlay District shall be processed as an amendment to the Zoning Map, according to the procedures of Chapter 23.34, Amendments to the General Plan, Zoning Code, and Zoning Map, and shall include a PD Pl...
	2. PD Plan. The PD Plan shall be processed in the same manner as a Conditional Use Permit application, pursuant to Chapter 23.27, Use Permits, except the City Council shall be the review authority.
	3. Tentative Subdivision Map. When a PD requires the submission of a tentative subdivision map, this map and all supporting documents shall be prepared and submitted concurrently with the application of the PD.

	C. Initiation. An application for a PD Overlay District may be initiated by any qualified applicant identified in Section 23.24.020, Application Forms and Fees, the Community Development Director, or by a motion of the City Council or Planning Commiss...
	D. Application Contents. A qualified applicant shall apply for a PD Overlay District on a form prescribed by the Planning Division accompanied by the required fee. The Planning Division may require an applicant to submit additional information and sup...

	23.32.040 Required Findings
	A. The proposed development is consistent with the General Plan and any applicable specific plan, including the density and intensity limitations that apply;
	B. The subject site is physically suitable for the type and intensity of the land use being proposed;
	C. Adequate transportation facilities and public services exist or will be provided in accord with the conditions of development plan approval, to serve the proposed development; and the approval of the proposed development will not result in a reduct...
	D. The proposed development will not have a substantial adverse effect on surrounding land uses and will be compatible with the existing and planned land use character of the surrounding area;
	E. The development generally complies with applicable adopted design guidelines; and
	F. The proposed development is demonstratively superior to the development that could occur under the standards applicable to the underlying base zoning district, and will achieve superior community design, environmental preservation and/or substantia...

	23.32.050 Conditions
	A. Ensure that the proposal conforms in all significant respects with the General Plan and with any other applicable plans or policies that the City has adopted;
	B. Achieve the general purposes of this Title or the specific purpose of the zoning district in which the project is located;
	C. Achieve the findings listed above; or
	D. Mitigate any potentially significant impacts identified as a result of review conducted in compliance with the requirements of the California Environmental Quality Act.

	23.32.060 Expiration and Extension
	A. Expiration.
	1. PD Plan. A PD Plan shall expire two years after the effective date unless actions specified in the conditions of approval have been taken, or a building permit has been issued and construction diligently pursued. An approved PD Plan may specify a d...
	2. Tentative Subdivision Map. Where a tentative subdivision map has been approved in conjunction with a PD Plan, the PD Plan shall expire upon the expiration of the tentative map.
	3. Phased Development. If the applicant intends to develop the project in phases, and the Review Authority approves phased development, the PD Plan shall remain in effect so long as not more than one-year lapses between the end of one phase and the be...

	B. Extension. The Community Development Director may approve extensions of time for PD Plans, including those approved by the Planning Commission or City Council, in accordance with the following:
	1. Such extensions shall be approved only when it is found that the circumstances under which the permits were granted have not substantially changed.
	2. Such extensions shall be approved for not more than two years.


	23.32.070 Amendments of Approved Plans
	A. Amended Plans. Amendments to a PD Overlay District or PD Plan may be requested by the applicant or its successors. Amendments to the approved Plan shall be classified as major or minor amendments. Upon receipt of an amendment application, the Commu...
	B. Major Amendments. Major Amendments to an approved PD Overlay District or PD Plan shall be considered by the City Council at a duly noticed public hearing. An amendment will be deemed major if it involves one or more of the following changes.
	1. A change in the boundary of the PD Overlay District;
	2. An increase or decrease in the number of dwelling units for the PD Overlay District that is greater than the maximum or less than the minimum stated in the PD Plan;
	3. An increase or decrease in the floor area for any non-residential land use that results in the floor area exceeding the minimum or maximum stated in the PD Plan;
	4. Any change in land use or density that is likely to negatively impact or burden public facilities and utilities infrastructure;
	5. Any change in land use or density that is likely to negatively impact or burden circulation adjacent to the PD Overlay District or to the overall major street system; or
	6. Any other proposed change to the PD Plan or the conditions of approval that substantively alters one or more of its components as determined by the Community Development Director.

	C. Minor Amendments. Amendments not meeting one or more of the criteria listed in 23.32.070.B above shall be considered minor if they are consistent with and would not change any original condition of approval. Minor Amendments may be approved by the ...


	Chapter 23.33 Development Agreements
	23.33.010 Purpose
	23.33.020 Applicability
	A. The City incorporates by reference the provisions of Government Code Sections 65864-65869.5. In the event of any conflict between those statutory provisions and this Chapter, the statutes shall control.
	B. A Development Agreement may be considered for a proposed development that will require a developer to make a substantial investment at the early stages of the project for planning and engineering for the entire project and for public facilities and...

	23.33.030 Application
	23.33.040 Public Notice and Hearing
	A. Planning Commission.
	1. Notice. Public notice of hearings by the Planning Commission for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to ...
	2. Hearing. The Planning Commission shall conduct a public hearing for making recommendations to the City Council in conformance with the provisions of Section 23.24.060, Conduct of Public Hearings.
	3. Recommendation to Council. Following the public hearing, the Planning Commission shall make a written recommendation on the proposed Development Agreement. The Director shall transmit the Planning Commission’s written recommendation and complete re...

	B. City Council.
	1. Notice. Public notice of hearings by the City Council for a Development Agreement shall be given as specified in Section 23.24.050, Public Notice. Notice of the hearing shall also be mailed or delivered to any other local agency expected to provide...
	2. Hearing. After receiving the report from the Planning Commission but no later than the time specified by Section 65943 of the Government Code, the City Council shall hold a public hearing in conformance with the provisions of Section 23.24.060, Con...
	3. Decision. After the City Council completes the public hearing, the City Council shall approve, modify, or deny the Development Agreement. Approval of a Development Agreement shall be by ordinance. The ordinance shall refer to and incorporate by ref...


	23.33.050 Required Findings

	Chapter 23.34 Amendments to the General Plan, Zoning Text, and Zoning Map
	23.34.010 Purpose
	A. Amendments to the General Plan, to address changes in State or Federal law and problems and opportunities that were unanticipated at the time of adoption or the last amendment; and
	B. Amendments to the Zoning Code and Zoning Map, whenever the public necessity, convenience, general welfare, or good practice justify such amendment, consistent with the General Plan.

	23.34.020 Applicability
	A. All proposals to change the text of the General Plan and the maps that illustrate the application of its provisions; and
	B. All proposals to change the text of this Zoning Code or to revise a zone or boundary line shown on the Zoning Map.

	23.34.030 Review Authority
	23.34.040 Initiation of Amendment
	23.34.050 Procedures
	A. Application. A qualified applicant shall submit an application accompanied by the required fee, pursuant to Chapter 23.24, Common Procedures. The Community Development Director may require an applicant to submit such additional information and supp...
	B. Staff Report. The Community Development Director shall prepare a report and recommendation to the Planning Commission on any amendment application. The report shall include, but is not limited to, a discussion of how the proposed amendment meets th...
	C. Public Hearing and Notice. All Amendments to the General Plan, Zoning Code , and Zoning Map shall be referred to the Planning Commission, which shall conduct at least one public hearing on any proposed amendment. At least 10 days before the date of...

	23.34.060 Planning Commission Hearing and Recommendation
	A. Planning Commission Hearing. Before submitting a recommendation report to the City Council, the Planning Commission shall conduct at least one public hearing in accordance with Section 23.24.060, Conduct of Public Hearings.
	B. Recommendation to City Council. Following the public hearing, the Planning Commission shall make a recommendation on the proposed amendment to the City Council. Such recommendation shall include the reasons for the recommendation, findings related ...

	23.34.070 City Council Hearing and Action
	A. City Council Hearing. After receiving the recommendation from the Planning Commission, the City Council shall hold a hearing in accordance with Section   23.24.060, Conduct of Public Hearings. The notice for the hearing shall include the Planning C...
	B. City Council Action. After the conclusion of the hearing, the City Council may approve, modify, or deny the proposed amendment. If the Council proposes any substantial revision not previously considered by the Planning Commission during its hearing...

	23.34.080 General Plan Consistency Required for Zoning Amendments


	Article V:  Terms and Definitions
	Chapter 23.35 Use Classifications
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	23.35.040 Industrial Uses
	23.35.050 Transportation, Communication, and Utility Uses

	Chapter 23.36 Definitions
	23.36.010 “A” Terms.
	A. Abutting. Having a common boundary.
	B. Access. The place or way through which pedestrians and/or vehicles must have safe, adequate, and usable ingress and egress to a property or use.
	C. Accessory Building. See “Building, Accessory”.
	D. Accessory Structure. See “Structure, Accessory”.
	E. Accessory Use. See “Use, Accessory”.
	F. Adjacent. Directly abutting, having a common boundary or property line, or contiguous to.
	G. Adjoining. See “Abutting”.
	H. Agent or Authorized Agent. Any person who can show certified written proof that they are representing and acting in the place of another person or individual.
	I. Aggrieved Person. Any person who, in person or through a representative, appeared at a City public hearing in conjunction with a decision or action appealed or who, by other appropriate means prior to a hearing, informed the local government of the...
	J. Alley. A public or private way, other than a street, which is designated as an alley by the City, reserved primarily for secondary vehicular access to abutting lots.
	K. Alteration. Any change, addition, or modification that changes the exterior architectural appearance or materials of a structure or object. Alteration includes changes in exterior surfaces, changes in materials, additions, remodels, demolitions, an...
	L. Apartment Unit. One or more rooms with private bath and kitchen facilities comprising an independent rental unit.
	M. Applicant. The person, partnership, corporation, or state or local government agency applying for a permit, certificate, zoning approval, or other entitlement.
	N. Architectural Feature. An exterior building feature, including a roof, walls, windows, doors, porches, posts, pillars, recesses or projections, and exterior articulation or walls, and other building surfaces.
	O. Assessed Value. The value as shown on the current equalized assessment role in effect of the time of the making of the determination of the assessed value.
	P. Assessor. The Tax Assessor of the County of Los Angeles.
	Q. Attached Building or Structure. See “Building, Attached” and “Structure, Attached”.
	R. Awning. A roof-like cover that projects from the wall of a building for the purpose of shielding a doorway or window from the elements.

	23.36.020 “B” Terms.
	A. Balcony. A platform that projects from the wall of a building 30 inches or more above grade that is accessible from the building’s interior, is not accessible from the ground, and is not enclosed by walls on more than three sides.
	B. Basement. The portion of building between the floor and ceiling which has more than 50 percent below the natural or finished grade of the exterior ground surface.
	C. Bedroom. Any room having the potential of being a bedroom and meeting the standards of the Building Code as a sleeping room.
	D. Block. All property fronting on one side of a street between an intersection and intercepting streets or between a street and a waterway, dead-end street, major easement or right-of-way, or unsubdivided land. An intercepting street shall only deter...
	E. Breezeway. A structure with two sides open which connects two buildings.
	F. Buffer. An open area or barrier used to separate potentially incompatible activities and/or development features; for example, a required setback to separate an area of development from environmentally sensitive habitat, to reduce or eliminate the ...
	G. Building. Any structure having a roof supported by columns or walls and intended for the shelter, housing, or enclosure of persons, animals or property of any kind.
	1. Building, Accessory. A detached, subordinate building used only as incidental to the principal building, structure, or use on the same lot.
	2. Building, Attached. A building which has a common wall with another building or structure.
	3. Building, Detached. A building which does not have a common wall with another building or structure.
	4. Building, Nonconforming. A building, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Building, Principal. A building in which a principal use of the parcel on which it is located is conducted.

	H. Building Code. Any ordinance or regulations of the City governing the type and method of construction of buildings and structures, including sign structures and any amendments thereto and any substitute therefor including, but not limited to, the C...
	I. Building Face. The general outer surface of the structure or walls of a building. Where bay windows or pillars project beyond the walls, the outer surface of the windows or pillars is considered to be the face of the building.
	J. Building Footprint. See “Footprint”.
	K. Building Frontage. See “Frontage, Building”.
	L. Building Height. See “Height”.
	M. Building Site. A lot or parcel of land occupied or to be occupied by a building or group of buildings.

	23.36.030 “C” Terms.
	A. California Environmental Quality Act (CEQA). Public Resources Code §§21000, et seq. or any successor statute and regulations promulgated thereto (14 California Code of Regulations §§15000, et seq.) that require public agencies to document and consi...
	B. Camper. As defined in the California Vehicle Code.
	C. Canopy. A roofed shelter projecting over a sidewalk, driveway, entry, window, or similar area that may be wholly supported by a building or may be wholly or partially supported by columns, poles, or braces extending from the ground.
	D. Carport. An accessible and usable covered space enclosed on not more than two sides, designed, constructed, and maintained for the parking or storage of one or more motor vehicles.
	E. Cellar. See “Basement”.
	F. Change of Use. The replacement of an existing use on a site, or any portion of a site, by a new use, or a change in the type of an existing use; does not include a change of ownership, tenancy, or management associated with a use for which the prev...
	G. City. The City of Alhambra.
	H. City Council. The City Council of the City of Alhambra.
	I. Clerk. The City Clerk of the City of Alhambra.
	J. Commercial Vehicle. Defined in the California Vehicle Code. Pickup trucks and vans not exceeding one-ton rated capacity and which are used primarily for private noncommercial purposes are not considered commercial vehicles.
	K. Commission. See “Planning Commission”.
	L. Common Area. The entire project area, excepting all units or areas granted or reserved for the exclusive occupancy of a tenant and/or condominium unit owner.
	M. Community Apartment Project. Development of real property in which an undivided interest in the land is coupled with the right to the exclusive occupancy of a designated apartment located thereon and which is legally defined by applicable State law.
	N. Community Development Director. The Community Development Director of the City of Alhambra or their designee.
	O. Compatible. That which is harmonious with and will not adversely affect surrounding buildings and/or uses.
	P. Condition of Approval. A performance standard, required change in a project, environmental mitigation measure, or other requirement imposed by the decision-making body to alter or modify a project in any manner from the description in the applicati...
	Q. Conditional Use. A use that is generally compatible with other uses permitted in a zone, but that requires individual review of its location, design, configuration, and intensity and density of use and structures, and may require the imposition of ...
	R. Conditionally Permitted. Permitted subject to approval of a Use Permit.
	S. Condominium. A building or group of buildings in which units are owned individually and the structure, common areas, and facilities are owned by all the owners on a proportional, undivided basis and which is legally defined by applicable State law.
	T. Condominium Association. The association which administers and maintains the common property and common elements of a condominium and which is legally defined by applicable State law.
	U. Conversion Project. The conversion of apartment units into condominiums, community apartments, or stock cooperatives.
	V. County. The County of Los Angeles.

	23.36.040 “D” Terms.
	A. Deck. A platform, either freestanding or attached to a building that is supported by pillars or posts.
	B. Demolition. The intentional destruction and removal of 50 percent or more of the enclosing exterior walls and 50 percent of the roof of any structure.
	C. Density. The number of dwelling units per acre of land.
	D. Detached Building. “See Building, Detached”.
	E. Detached Structure. “See Structure, Detached”.
	F. Development. Any manmade change to improved or unimproved real estate, including but not limited to the division of a parcel of land into two or more parcels; the construction, reconstruction, conversion, structural alteration, relocation, or enlar...
	G. Development Agreement. An agreement between the City and any person having a legal or equitable interest in real property for the development of such property, and which complies with the applicable provisions of the Government Code for such develo...
	H. Development Permit. Any permit issued by the city for the construction of real property improvements. Development permits include grading permits, encroachment permits, use permits, tentative maps, planned development permits and building permits. ...
	I. Director. The Community Development Director of the City of Alhambra or their designee.
	J. District. See “Zone”.
	K. Driveway. An accessway that provides direct vehicular access for vehicles between a street and the parking or loading facilities located on an adjacent property.
	L. Dwelling Unit. One or more rooms designed, occupied, or intended for occupancy as separate living quarters, with full cooking, sleeping, and bathroom facilities for the exclusive use of a single household.

	23.36.050 “E” Terms.
	A. Easement. A portion of land created by grant or agreement for specific purpose; an easement is the right, privilege or interest which one party has in the land of another.
	B. Effective Date. The date on which a permit or other approval becomes enforceable or otherwise takes effect, rather than the date it was signed or circulated.
	C. Electrical Code. Any ordinance of the City regulating the alteration, repair, and the installation and use of electricity or electrical fixtures.
	D. Emergency. A sudden unexpected occurrence demanding immediate action to prevent or mitigate loss or damage to life, health, property, or essential public services.
	E. Emergency Vehicle. A self-propelled vehicle or trailer used in the discharge of duties of public districts, agencies or departments, or privately-owned public utilities responsible for fire prevention and control, policing, sanitation, sewerage, dr...
	F. Environmental Impact Report (EIR). An Environmental Impact Report as required under the California Environmental Quality Act (CEQA).
	G. Environmental Review. An evaluation process pursuant to CEQA to determine whether a proposed project may have a significant impact on the environment.
	H. Equipment. Non-vehicular items such as, but not limited to, boats, campers, camper shells, tents and related camping supplies, tools, machinery, aircraft, barrels, drums, large cans or containers and parts related to these items.
	I. Erect. To build, construct, attach, hang, place, suspend, or affix to or upon any surface. Such term also includes the painting of wall signs.
	J. Explosives. Any explosive substance as defined in Cal. Health & Safety Code §12000.

	23.36.060 “F” Terms.
	A. Façade. The exterior wall of a building exposed to public view or that wall viewed by persons not within the building.
	B. Family. One or more persons living together in a single household unit, with common access to, and common use of, all living and eating areas and all areas and facilities for the preparation and storage of food; who share living expenses, including...
	C. Feasible. Capable of being accomplished in a successful manner within a reasonable period of time, taking into account economic, environmental, social, and technological factors.
	D. Fence. Any horizontal or vertical structural device forming a physical barrier intended to enclose areas, separate properties, retain soil materials, and provide security; or as defined by the Building Official. Fences may also be walls, hedges, an...
	E. Firearms. Any device designed to be used as a weapon or modified to be used as a weapon, from which a projectile is expelled through a barrel by the force of an explosion or other form of combustion.
	F. Floor Area. The total horizontal area of all floors below the roof and within the outer surface of the walls of a building or other enclosed structure unless otherwise stipulated. See also Subsection 23.02.030.E, Determining Floor Area.
	G. Floor Area Ratio (FAR). The ratio of the total floor area of all buildings on a lot to the lot area or building site area. See also Subsection 23.02.030.F, Determining Floor Area Ratio.
	H. Foot-Candle. A quantitative unit of measure for luminance. One foot-candle is equal to the amount of light generated by one candle shining on one square foot surface located one foot away. It is equal to one lumen uniformly distributed over an area...
	I. Footprint. The horizontal area, as seen in plan view, of a building or structure, measured from the outside of exterior walls and supporting columns, and excluding eaves. See also Subsection 23.02.030.G, Determining Lot Coverage.
	J. Freeway. A multilane State or Interstate highway for through traffic with full control of access and with grade separations at all intersections and railroad crossings, and to which highway the owners of abutting lands have no right of easement or ...
	K. Frontage, Building. The face of a building that is parallel to or is at a near parallel angle to a street.
	L. Frontage, Street. That portion of a lot or parcel of land that borders a public street. Street frontage shall be measured along the common lot line separating said lot or parcel of land from the public street, highway, or parkway.

	23.36.070 “G” Terms.
	A. Garage. An accessory structure or portion of a principal structure, enclosed on three or more side and containing accessible and usable enclosed space designed, constructed, and maintained for the parking and storage of one or more motor vehicles.
	B. General Plan. The General Plan of the City of Alhambra.
	C. Glare. The effect produced by a light source within the visual field that is sufficiently brighter than the level to which the eyes are adapted, such as to cause annoyance, discomfort, or loss of visual performance and ability.
	D. Government Code. The Government Code of the State of California.
	E. Grade. The location of the ground surface.
	1. Grade, Existing or Natural. Ground elevation prior to any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.
	2. Grade, Finished. Final ground elevation after the completion of any grading or other site preparation related to, or to be incorporated into, a proposed development or alteration of an existing development.

	F. Grading. Any stripping, cutting, filling, or stockpiling of earth or land, including the land in its cut or filled condition.
	G. Ground Floor. The first floor of a building other than a basement that is closest to finished grade.

	23.36.080 “H” Terms.
	A. Hazardous Materials. Any material, including any substance, waste, or combination thereof, which because of its quantity, concentration, or physical, chemical, or infectious characteristics may cause, or significantly contribute to, a substantial p...
	B. Heat. Thermal energy of a radioactive, conductive, or convective nature.
	C. Height. The vertical distance from a point on the ground below a structure to a point directly above. See also Subsection 23.02.030.C, Measuring Height.
	D. Home Occupation. A commercial use conducted on residential property by the inhabitants of the subject residence, which is incidental and secondary to the residential use of the dwelling.
	E. Household. See “Family.”

	23.36.090 “I” Terms.
	A. Illegal Use. Any use of land or building that does not have the currently required permits, and was originally constructed and/or established without permits or approvals required for the use at the time it was brought into existence.
	B. Improvement. An object affixed to the ground other than a structure.
	C. Impervious Surface. Any surface or natural material that does not allow for the passage of water through the material and into the underlying soil.
	D. Incidental Use. See “Use, Incidental”.
	E. Income Levels. Income levels for households whose gross incomes do not exceed the qualifying extremely low, very low, low, and moderate -income limits established in § 6932 of the California Code of Regulations, and amended periodically based on th...
	1. Extremely Low Income Household. Under 30 percent of area median income, adjusted for household size appropriate for the unit.
	2. Very Low Income Household. 30 to 50 percent of area median income, adjusted for household size appropriate for the unit.
	3. Low Income Household. 50 to 80 percent of area median income, adjusted for household size appropriate for the unit.
	4. Moderate Income Household. 80 to 120 percent of area median income, adjusted for household size appropriate for the unit.

	F. Intensity of Use. The extent to which a use or the use in combination with other uses affects the natural and built environment in which it is located; the demand for services; and persons who live, work, and visit the area. Measures of intensity i...
	G. Intersection, Street. The area common to two or more intersecting streets.

	23.36.100 “J” Terms.
	23.36.110 “K” Terms.
	A. Kitchen. Any room or space within a building intended to be used for the cooking or preparation of food.

	23.36.120 “L” Terms.
	A. Land Use. The purpose for which land or a structure is designed, arranged, intended, occupied, or maintained, including residential, commercial, industrial, etc.
	B. Landscaping. The planting, configuration, and maintenance of trees, ground cover, shrubbery, and other plant material, decorative natural and structural features (walls, fences, hedges, trellises, fountains, sculptures), earth-patterning and beddin...
	C. Light Fixture. The assembly that holds a lamp and may include an assembly housing, a mounting bracket or pole socket, a lamp holder, a ballast, a reflector or mirrors, and a refractor or lens.
	D. Liquor Sales. The sale of liquor for offsite consumption.
	E. Living Area. Area used for the exclusive occupancy of a tenant and/or condominium unit owner, which excludes common areas.
	F. Lot. A parcel, tract, or area of land whose boundaries have been established by a legal instrument, such as a deed or recorded map recorded, and which is recognized as a separate legal entity for purposes of transfer of title, except public easemen...
	1. Abutting Lot. A lot having a common property line or separated by a public path or lane, private street, or easement to the subject lot.
	2. Corner Lot. A lot or parcel bounded by two or more adjacent street lines that have an angle of intersection of not more than 135 degrees.
	3. Flag Lot. A lot so shaped that the main portion of the lot area does not have access to a street other than by means of a corridor having less than 20 feet of width.
	4. Interior Lot. A lot bounded on one side by a street line and on all other sides by lot lines between adjacent lots or that is bounded by more than one street with an intersection greater than 135 degrees; a lot other than a corner lot.
	5. Key Lot. An interior lot adjoining the rear lot line of a reversed corner lot.
	6. Reversed Corner Lot. A corner lot, the rear of which abuts the side of another lot, whether across a lane or not.
	7. Through Lot. A lot having frontage on two parallel or approximately parallel streets.

	G. Lot Area. The area of a lot measured horizontally between bounding lot lines.
	H. Lot Coverage. The portion of a lot that is covered by structures, including principal and accessory buildings, garages, carports, and roofed porches, but not including unenclosed and unroofed decks, landings, or balconies. See also Subsection 23.02...
	I. Lot Depth. The horizontal distance between the front and rear property lines of a site. See also Subsection 23.02.030.D, Measuring Lot Width and Depth.
	J. Lot Frontage. See “Frontage, Street.”
	K. Lot Line. The boundary between a lot and other property or the public right-of-way.
	1. Front Lot Line. On an interior lot, the line separating the lot from the street. On a corner lot, the shorter lot line abutting a street. On a through lot, the lot line abutting the street providing the primary access to the lot. On a flag lot, the...
	2. Corner Side Lot Line. A side lot line of a corner lot that is adjacent to a street.
	3. Interior Lot Line. Any lot line that is not adjacent to a street.
	4. Rear Lot Line. The lot line that is opposite and most distant from the front lot line. Where no lot line is within 45 degrees of being parallel to the front lot line, a line 10 feet in length within the lot, parallel to and at the maximum possible ...
	5. Side Lot Line. Any lot line that is not a front or rear lot line.

	L. Lot, Nonconforming. A legal parcel of land having less area, frontage, or dimensions than required in the zone in which it is located.
	M. Lot Width. The average distance between the side lot lines measured at right angles to the lot depth. See also Subsection 23.02.030.D, Measuring Lot Width and Depth. When not applicable due to irregularity of lot shape, lot width shall be determine...

	23.36.130 “M” Terms.
	A. Maintenance and Repair. The repair or replacement of nonbearing walls, fixtures, wiring, roof, or plumbing that restores the character, scope, size, or design of a structure to its previously existing, authorized, and undamaged condition.
	B. Mapped Street. A future street right-of-way which is laid out, surveyed, and delineated on a map of such size, scale, and detail that the precise alignment of the street can be ascertained.
	C. Mobile Home. A structure transportable in one or more sections, and which s built on a permanent chassis, and designed to be used as a dwelling unit.
	D. Municipal Code. The City of Alhambra Municipal Code.

	23.36.140 “N” Terms.
	A. Noise. Any sound that annoys or disturbs humans or which causes or tends to cause an adverse psychological or physiological effect on humans.
	B. Nonconforming Building. See “Building, Nonconforming”.
	C. Nonconforming Lot. See “Lot, Nonconforming”.
	D. Nonconforming Structure. See “Structure, Nonconforming”.
	E. Nonconforming Use. See “Use, Nonconforming”.

	23.36.150 “O” Terms.
	A. On-Site. Located on the lot that is the subject of discussion.
	B. Outdoor Storage. The keeping, in an unroofed area, of any goods, junk, material, merchandise, or vehicles in the same place for more than 72 hours, except for the keeping of building materials reasonably required for construction work on the premis...
	C. Owner. A person or persons holding single or unified beneficial title to the property, including without limitation, the settlor of a grantor trust, a general partner, firm, or corporation.

	23.36.160 “P” Terms.
	A. Parapet. That part of a wall that extends above the roof line.
	B. Parking Area. An area of a lot, structure, or any other area, including driveways, which is designed for and the primary purpose of which is to provide for the temporary storage of operable motor vehicles.
	C. Parkway. Portion of a street right-of-way, between the back of the curbline and the lot line, which is used or is available for use for landscaping, utilities, and/or sidewalks.
	D. Passenger Vehicle. As defined in the California Vehicle Code.
	E. Permitted Use. See “Use, Permitted”.
	F. Person. Any individual, firm, association, organization, partnership, business trust, company, or corporation.
	G. Planning Commission. The Planning Commission of the City of Alhambra.
	H. Planning Division. The Planning Division of the Community Development Department of the City of Alhambra.
	I. Pre-existing. In existence prior to the effective date of this Code.
	J. Principal Use. See “Use, Principal”.
	K. Project. Any proposal for a new or changed use or for new construction, alteration, or enlargement of any structure that is subject to the provisions of this Code. This term includes, but is not limited to, any action that qualifies as a “project” ...
	L. Property Line. The recorded boundary of a lot or parcel of land.
	M. Public Resources Code. The Public Resources Code of the State of California.
	N. Public Works Director. The Public Works Director of the City of Alhambra.

	23.36.170 “Q” Terms.
	A. Qualified Applicant. The property owner, the owner’s agent, or any person, corporation, partnership, or other legal entity that has a legal or equitable title to land that is the subject of a development proposal or is the holder of an option or co...

	23.36.180 “R” Terms.
	A. Reasonable Accommodation. Any deviation requested and/or granted from the strict application of the City’s zoning and land use laws, rules, policies, practices and/or procedures under provisions of federal or California law to make housing or other...
	B. Review Authority. Body or entity responsible for making decisions on applications.
	C. Right-of-Way. A strip of land acquired by reservation, dedication, forced dedication, prescription or condemnation and intended to be occupied or occupied by a road, railroad, electric transmission lines, oil or gas pipeline, water line, sanitary s...
	D. Roofline. The top edge of a roof or building parapet, whichever is higher, excluding any cupolas, pylons, chimneys, or minor projections.

	23.36.190 “S” Terms.
	A. Senior Citizen. An individual 62 years of age or older.
	B. Setback. The distance between a property line and a building or structure that must be kept clear or open.
	C. Sidewalk. A paved, surfaced, or leveled area, paralleling and usually separated from the street, used as a pedestrian walkway.
	D. Sign Terms. See Chapter 23.21, Signs.
	E. Site. A lot, or group of contiguous lots, that is proposed for development in accordance with the provisions of this Code and is in a single ownership or under unified control.
	F. Soil. Naturally occurring superficial deposits overlying bedrock.
	G. Solar Reflectance Index. Measure of a surface’s ability to reflect solar heat, combining reflectance and emittance into one number. It is defined so that a standard black (reflectance 0.05, emittance 0.90) is zero and a standard white (reflectance ...
	H. Specific Plan. A plan for all or part of the area covered by the General Plan that is prepared to be consistent with and to implement the General Plan, pursuant to the provisions of Government Code, §§ 65450 et seq.
	I. State. The State of California.
	J. Stock Cooperative. Ownership of a building and the land on which it is located by a corporation in which the tenants of the building own shares of stock and by such ownership are entitled to an exclusive right to occupy a dwelling unit in the build...
	K. Story. That portion of a building included between the upper surface of any floor and the upper surface of the floor next above, except that the topmost story is that portion of a building included between the upper surface of the topmost floor and...
	L. Street. A public or private thoroughfare, which affords the principal means of access to a block and to abutting property. “Street” includes avenue, court, circle, crescent, place, way, drive, boulevard, highway, road, and any other thoroughfare, e...
	M. Street Line. The boundary between a street and a lot or parcel of land.
	N. Structure. Anything constructed or erected which requires a location on the ground.
	1. Structure, Accessory. A detached subordinate structure used only as incidental to a principal building, structure, or use on the same site or lot.
	2. Structure, Attached. A structure which is affixed to another building or structure on the site.
	3. Structure, Detached. A structure which is not affixed to another building or structure on the site.
	4. Structure, Nonconforming. A building or structure, or portion thereof, which was lawfully erected or altered or maintained, but which, because of the application of this Code to it, no longer conforms to the regulations set forth in this Code.
	5. Structure, Principal. A structure housing the primary or principal use of a site or functioning as the primary or principal use.
	6. Structure, Temporary. A structure without any foundation or footings, and which is intended to be removed when the designated time period, activity, or use for which the temporary structure was erected has ceased.

	O. Swimming Pool. A pool, pond, lake, or open tank capable of containing water to a depth greater than 18 inches at any point.

	23.36.200 “T” Terms.
	A. Tandem Parking. An arrangement of parking spaces such that one or more spaces must be driven across to access another space or spaces.
	B. Telecommunication Terms.
	1. Antenna. Any system of wires, poles, rods, horizontal or vertical elements, panels, reflecting discs, or similar devices used for the transmission and/or reception of electromagnetic waves.
	2. Co-Location. The location of two or more wireless communications facilities owned or used by more than one public or private entity on a single support structure, or otherwise sharing a common location. Co-location also includes the location of wir...
	3. Mast. A pole of wood or metal or a tower fabricated of metal that is used to support an antenna and maintain it at the proper elevation.
	4. Personal Communications Services (PCS). Digital wireless telephone technology such as portable phones, pagers, faxes, and computers. PCS is also sometimes known as Personal Communication Network (PCN).
	5. Multi-User Telecommunication Facility. A telecommunication facility comprised of multiple telecommunication towers or buildings supporting one or more antennas owned or used by more than one public or private entity, excluding research and developm...
	6. Satellite Dish. A device (also known as a parabolic antenna) incorporating a reflective surface that is solid, open, or mesh or bar-configured, and is in the shape of a shallow dish, cone, horn cornucopia, or flat plate that is used to receive or t...
	7. Support Equipment. The physical, electrical, and/or electronic equipment included within a telecom facility used to house, power, transport, and/or process signals from or to the facility’s antenna or antennas.
	8. Telecommunication Facility. A mobile cell site that consists of a cell antenna tower and electronic radio transceiver equipment on a truck or trailer, designed to be part of a cellular network.
	9. Tower. Any structure that is designed and constructed primarily for the purpose of supporting one or more antennas.
	10. Tower, Lattice. A multiple-sided, open, metal frame support structure that supports antennas and related equipment, typically with three or four support legs.

	C. Tenant. A person renting or leasing a housing unit or non-residential space.
	D. Trailer. A vehicle with or without motor power, which is designed or used for hauling materials or vehicles, or for human habitation, office, or storage including camper, recreational vehicle, travel trailer, and mobile home, but not including mobi...
	E. Tree Permit Terms.
	1. California Native. Those trees listed, maintained and organized by California regions by the California Native Plant Society (CNPS) as follows:
	2. Damage. Any action undertaken which causes injury, death, or disfigurement to a protected tree. This includes, but is not limited to, cutting, poisoning, overwatering, topping, trimming, relocating or transplanting a protected tree.
	3. Multi-Trunk. Any tree with multiple trunks attributed to a single tree. For purposes of determining the diameter of a multi-trunk tree, the diameter of each trunk shall be measured at a point four and one-half feet above the root crown, and the sum...
	4. Pruning (also known as lacing). The removal of selected branches that are dead, a hazard to public or property, or are otherwise selected for removal while preserving the overall form of the tree. Pruning can be done to give a tree a more balanced ...
	5. Removal. The uprooting, cutting, or severing of the main trunk, of a protected tree.
	6. Root Crown. That portion of a protected tree trunk from which roots extend laterally into the ground.
	7. Topping. The removal of the uppermost branches of a tree, or cutting the trunk, in order to reduce its height without regard to the overall form of the tree. Typically results in a horizontal cut across the trunk or a roughly spherical cut centered...
	8. Trimming. The alteration of the outward shape of a tree without regard to which branches are to be trimmed. Typically results in a geometric rather than natural shape. Hedges are trimmed to preserve a particular, frequently rectangular, shape. Topp...

	F. Turf.
	1. Artificial Turf. A synthetically derived, natural grass substitute that may be used in lieu of natural turf, and must simulate the appearance of natural live grass, in a single-family residence and in the landscape areas of multi-family and non-res...
	2. Natural Turf. A ground cover surface of mowed grass. Annual bluegrass, Kentucky bluegrass, Perennial ryegrass. Red fescue, and Tall fescue are cool-season grasses. Bermuda grass, Kikuyu grass, Seashore Paspalum, St. Augustine grass. Zoysiagrass, an...


	23.36.210 “U” Terms.
	A. Use. The purpose for which land or the premises of a building, structure or facility is arranged, designed, or intended, or for which it is or may be occupied or maintained.
	1. Use, Accessory. A use that is customarily associated with, and is incidental and subordinate to, a principal use and located on the same lot as a principal use.
	2. Use, Incidental. A secondary use of a lot and/or building that is located on the same lot, but is not customarily associated with the principal use.
	3. Use, Nonconforming. The use of a building, structure, site, or portion thereof, which was lawfully established and maintained, but which, because of the adoption and application of this Code, no longer conforms to the specific regulations applicabl...
	4. Use, Permitted. Any use or structure that is allowed in a zone without a requirement for approval of a Use Permit, but subject to any restrictions applicable to that zone.
	5. Use, Principal. A primary, principal, or dominant use established, or proposed to be established, on a lot.

	B. Use Classification. A system of classifying uses into a limited number of use types on the basis of common functional, product, or compatibility characteristics. All use types are grouped into the following categories: residential, public and semi-...
	C. Use Permit. A discretionary permit which may be granted by the appropriate City of Alhambra authority to provide for the accommodation of land uses with special site or design requirements, operating characteristics, or potential adverse effects on...
	D. Use Type. A category that classifies similar uses based on common functional, product, or compatibility characteristics.
	E. Utilities. Equipment and associated features related to the mechanical functions of a building(s) and services such as water, electrical, telecommunications, and waste.

	23.36.220 “V” Terms.
	A. Variance. A discretionary grant of permission to depart from the specific requirements of this Code that is warranted when, due to special circumstances regarding the physical characteristics of the property, the strict application of standards wou...
	B. Vehicle. Any vehicle, as defined by the California Vehicle Code, including any automobile, camper, camp trailer, trailer, trailer coach, motorcycle, house car, boat, or similar conveyance.
	C. Vibration. A periodic motion of the particles of an elastic body or medium in alternately opposite directions from the position of equilibrium.
	D. Visible. Capable of being seen (whether legible) by a person of normal height and visual acuity walking or driving on a public road or in a public place.

	23.36.230 “W” Terms.
	A. Wall. Any vertical exterior surface of building or any part thereof, including windows.

	23.36.240 “X” Terms.
	23.36.250 “Y” Terms.
	A. Yard. An open space on the same site as a structure, unoccupied and unobstructed from the ground upward, except as otherwise provided by this Code.
	1. Front Yard. A yard extending across the front of a lot for the full width of the lot between the side lot lines. The depth of a front yard shall be a distance specified by this Code for the zone in which it is located and measured inward from the f...
	2. Interior Side Yard. A yard which does not abut a street.
	3. Rear Yard. A yard extending across the rear of a lot for its full width between side lot lines, and to a depth specified by this Code for the zone in which it is located. If a lot has no rear lot line, a line 10 feet in length within the lot, paral...
	4. Required Yard. A yard which complies with the minimum setback requirements for the zone in which the lot is located.
	5. Side Yard. A yard extending from the rear line of the required front yard, or the front property line of the site where no front yard is required, to the front line of the required rear yard, or the rear property line of the site where no rear yard...
	6. Street Side Yard. A yard on a corner lot or reversed corner lot extending from the front yard to the rear lot line between the building setback line and the nearest side street lot line.


	23.36.260 “Z” Terms.
	A. Zone. A specifically delineated area in the City within which regulations and requirements uniformly govern the use, placement, spacing, and size of land and buildings.










