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WEDNESDAY, JUNE 27, 2018 

7:00 P.M. 

CITY HALL 

COUNCIL CHAMBERS 

2200 HUNTINGTON DRIVE, SAN MARINO, CA 

 

The City of San Marino appreciates your attendance.  Citizens’ interest provides the Planning 

Commission with valuable information regarding issues of the community. 

 

Regular Meetings are held on the 4th Wednesday of every month. 

 

In compliance with the Americans with Disabilities Act, any person with a disability who requires 

a modification or accommodation in order to participate in a meeting should contact the City 

Clerk’s Office at (626) 300-0705 at least 48 hours prior to the meeting. 

 

CALL TO ORDER   

 

PLEDGE OF ALLEGIANCE  

 

ROLL CALL: Se-Yao Hsu, Marcos Velayos, Jeri Wright, James Okazaki, Vice-Chair 

Raymond Cheng, and Chair Howard Brody. 

 

POSTING OF AGENDA  
 

The agenda is posted 72 hours prior to each meeting at the following locations:  City Hall, 2200 

Huntington Drive, the Crowell Public Library, 1890 Huntington Drive and the Recreation 

Department, 1560 Pasqualito Drive. The agenda is also posted on the City’s Website:  

http://www.cityofsanmarino.org 
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PUBLIC COMMENTS 

 

Section 54954.3 of the Brown Act provides an opportunity for members of the public to address 

the Planning Commission on any item of interest to the public, before or during the Planning 

Commission’s consideration of the item, that is within the subject matter jurisdiction of the 

Planning Commission.   

 

 

PUBLIC HEARINGS 

 

 
1. APPEAL FOR DESIGN REVIEW NO. DRC17-38 

1715 WESTHAVEN ROAD, (ZHU/PDS STUDIO) 

The Planning Commission will consider the appeal of the Design Review Committee’s 

decision to deny an application to construct a new two-story residence and a detached two-

car garage.  

(Required Action Date: 7-24-18) 

2. AN ORDINANCE OF THE CITY OF SAN MARINO AMENDING ARTICLE 02 OF 

CHAPTER 23 (THE ZONING CODE) OF THE SAN MARINO CITY CODE 

PERTAINING TO BASEMENTS AND PROCEDURES FOR CONSTRUCTION 

VALUATION. 

 

3. ZONE CHANGE NO. ZC17-01 

375 HUNTINGTON DRIVE, (HUNTINGTON LP) 

This item is continued from the April 25, 2018 meeting. The applicant requests to change the 

zoning designation of the subject property from R-1, Area District VII to C-1 Commercial 

to achieve consistency with the General Plan Land Use designation of the property.  

(Required Action Date: 9-1-18) 

4. CONDITIONAL USE PERMIT NO. CUP18-03 

2521 HUNTINGTON DRIVE, (YAU) 

The applicant requests permission to create three commercial units within an existing single-

story commercial structure. This requires one conditional use permit pursuant to City Code 

Section 23.03.04(E)(3).  

(Required Action Date: 8-3-18) 

5. CONDITIONAL USE PERMIT NO. CUP17-24, DESIGN REVIEW CASE NOS. 

DRC17-75, AND DRC17-76 

1591 VIRGINIA ROAD, (GANG/JAMES V. COANE AND ASSOCIATES) 

The applicant requests permission to construct a first and second story addition to an existing 

two-story residence. The proposal includes a request to add an additional parking space to 

an existing detached three-car garage. This requires one conditional use permit and two 

design review actions pursuant to City Code Sections 23.15.03(A)(2), 23.15.03(C), 

23.06.05(I).   

(Required Action Date: 8-5-18) 



PLANNING COMMISSION AGENDA – JUNE 27, 2018                            PAGE 3 OF 4 

 

 

 

OTHER MATTERS 

 

 

6. RESOLUTION OF FINDINGS FOR CONDITIONAL USE PERMIT NOS. CUP17-

31, CUP18-01, DESIGN REVIEW CASE NO. DRC17-98, AND MASTER SIGN 

PROGRAM NO. MSP18-01 

PROPERTY IDENTIFIED AS ASSESSOR PARCEL NUMBER 5324-027-036, 

VACANT LOT LOCATED BETWEEN 2459 AND 2481 MISSION STREET, 

(KHERADMANDAN/DAHL) 

 

7. CONDITIONAL USE PERMIT NOS. CUP17-33, CUP17-37, DESIGN REVIEW 

CASE NOS. DRC17-110, DRC17-111 AND DRC17-112 

2395 ADAIR STREET, (WONG/TAM STUDIO ARCHITECTS) 

 

8. CONDITIONAL USE PERMIT NOS. CUP17-30, CUP17-38, AND DESIGN REVIEW 

CASE NO. DRC17-107  

 2920 DUARTE ROAD, (LAI/OSUCH) 

 

9. CONDITIONAL USE PERMIT NO. CUP17-29 AND DESIGN REVIEW CASE NO. 

DRC17-113  

 1055 SHERWOOD ROAD, (REPETTO, FIGUEROA/SMITH) 

 

10. APPEAL FOR DESIGN REVIEW CASE NO. DRC18-07 

 1225 OAKWOOD DRIVE, (OBAID-SCHMID/DUBON) 

 

 

ORAL PUBLIC APPEARANCES  

 

This is the time set aside for any person who desires to be heard on any matters not covered on 

this agenda.  No action is to be permitted except: 

 

1. Catastrophic Emergency as is described by majority vote; or        

2. The need for action arose within the last 72 hours as determined by a 4/5 vote. 

 

PUBLIC WRITINGS DISTRIBUTED 

 

All public writings distributed by the City of San Marino to at least a majority of the Planning 

Commission regarding any item on this agenda will be made available at the public counter at the 

San Marino Center located at 2200 Huntington Drive, San Marino, California. 

 

ADJOURNMENT 

 

The next meeting of the Planning Commission is scheduled for Wednesday, July 25, 2018 at 7:00 

P.M. in the City Hall Council Chambers, 2200 Huntington Drive, San Marino, CA 91108. 
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APPEALS 

 

There is a fifteen day appeal period for all applications.  All appeals should be filed with the City 

Clerk.  Please contact the City Clerk for further information.  
 

 



 

 

 

 

TO:  CHAIRMAN BRODY AND MEMBERS OF THE 

 PLANNING COMMISSION 

 

FROM: ALDO CERVANTES, 

 PLANNING AND BUILDING DIRECTOR 

 

BY: EVA CHOI, ASSOCIATE PLANNER  

 

DATE: JUNE 27, 2018 

 

SUBJECT: APPEAL FOR DESIGN REVIEW CASE NO.17-38 

1715 WESTHAVEN ROAD, (ZHU/PDS STUDIO) 

             

 

BACKGROUND: 

 

At its May 16, 2018 meeting, the Design Review Committee denied a new two-story residence with a 

detached two-car garage project. The property owner filed a timely appeal of the decision.  

 

Staff sent out the required noticing to the surrounding neighbors and the San Marino Tribune with the 

incorrect Design Review case number. Due to the noticing error, the Commission cannot conduct the 

appeal hearing.  

 

Additionally, the property owner and his representative have requested to continue the appeal hearing 

to the July 25, 2018 meeting.  
 

RECOMMENDATION: 

 

Staff recommends the Planning Commission continue the appeal hearing to the July 25, 2018 meeting.  

 

 

Attachment:  Applicant’s continuance request letter 
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TO:  CHAIRMAN BRODY AND MEMBERS OF THE 

 PLANNING COMMISSION 

 

FROM: ALDO CERVANTES, 

 PLANNING AND BUILDING DIRECTOR 

 

DATE: JUNE 27, 2018 

 

SUBJECT: AMENDMENT TO CHAPTER 23 OF THE ZONING CODE 

 RELATING TO BASEMENTS 

 

 

BACKGROUND   

 

At their March 30th meeting, the City Council directed staff to review and analysis the performance of a 

variety of development standards and policies.  One of those standards was the Basement Ordinance.  

Currently, the City’s Code provides an incentive for developing a basement whereas the basement 

would only count 50 percent towards the livable area allowance.  The Code also provides standards for 

the maximum size of the basement.  The intent of the incentive was to encourage construction that was 

less visually impactful to the neighborhood.   

 

Prior to this Code, staff was encountering basements that were being illegally converted into livable area 

or habitable rooms.  As stated in the Code, if they are not equipped with heating or cooling, or meet the 

Building Code requirements for natural light and ventilation, they do not count as livable area despite 

how they may be used.  By providing the incentive for homeowners to properly permit these spaces as 

livable area would allow basements to be safely constructed and occupied and also allow the City to 

collect proper fees and taxes on the area.  Although the Code has resolved the illegal conversion of 

basements into livable area, it did not resolve the issues of massing above grade. 

 

Hypothetically, if an applicant proposed to develop a 1,000 square-foot basement, the current code 

would allow the applicant to only count half of the square-footage (500 square-feet) towards livable 

area.  This would then allow the applicant to take the 500 square-foot bonus and locate the square-

footage above ground.  As drafted, the Code disregards the maximum allowable livable area and allows 

properties to artificially exceed the Code with little to no evaluation of the effects to the neighborhood.  

In most cases, basements are being developed with rooms such as bedrooms, recreation rooms, 

bathrooms and theaters.  Uses such as bedrooms not only increase density to the property, but also 

mandate specific garage requirements.  Despite the intent of the code, the development of basements 

have had a direct effect to the development above grade whether it be a garage mandate or the transfer 

of the bonus square-footage. 

 

As stated above, the Code limits the amount of livable area and lot coverage a property can propose in 

the City.  If the property were located in Area District II, the Code would allow a maximum of 5,200 

square feet.  If a two-story home was proposed at this size, with a first floor area of 2,600, the basement 
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would have a maximum allowance of 1,560 square feet.  With the incentive, only 780 square feet would 

count towards the maximum allowance essentially providing the homeowner with a 780 square-foot 

bonus.  Regardless of this bonus, the total amount of true livable area would be 5,980 square feet, which 

is greater than the maximum of 5,200 square feet.   

 

PROPOSED ORDINANCE 

 

After evaluating the Basement Ordinance and its performance, staff proposes to amend the Code to 

eliminate the incentive, which would then treat basements designed with livable area as quantifiable 

livable area in its entirety.  Attached is the proposed basement ordinance as reviewed by staff and the 

City Attorney’s office.   

 

In addition, staff has taken this initiative to amend the Code with respect to the “Requirements for 

Conformance” and include a resource for construction cost.  The prior Code listed an organization that 

no longer exists.  Staff request to amend the Code to include the cost of construction table published by 

the International Code Council (ICC).     

 

RECOMMENDATION 

 

Staff recommends the Planning Commission review and approve the proposed ordinance relating to 

amending the City Code as it pertains to basements.   

 

Attachments:  Current Code 

Proposed Ordinance 

    

    
 

 



Attachment 1: Current Code 

23.02.18: YARD ABUTTING ON TWO STREETS: 

 
Lots fronting on two (2) streets, wherein the rear yard has the appearance to neighboring 
properties on the rear street as a front yard, shall have the same development limitations in the 
rear yard as if the rear yard were, in fact, a front yard, unless a conditional use permit shall have 
been issued. (Ord. 096-1093, 7-10-1996) 

 

23.02.19: BASEMENTS: 

A. Basements that do not exceed the maximum size listed below shall be excluded when 
calculating livable area. 

1.    Area district IE    -  540 square feet    

2.    Area district I    -  330 square feet    

3.    Area district II    -  260 square feet    

4.    Area district III    -  238 square feet    

5.    Area district IV    -  225 square feet    

6.    Area district V    -  180 square feet    

7.    Area district VI    -  150 square feet    

8.    Area district VII    -  135 square feet    

 
B. If the total of all basement areas on a property exceeds the maximum size under subsection 

A of this section, all such basement areas shall comply with the following restrictions: 

1. The maximum allowable size of the basement shall be no more than sixty percent (60%) of the 
footprint of the structure. No portion of the basement shall extend beyond the footprint of the 
structure. 

2. Fifty percent (50%) of the total basement area shall count toward the maximum allowable livable 
area figure for the property as identified in sections 23.02.10, 23.02.11, and 23.02.12 of this 
article. The other fifty percent (50%) shall be permitted as livable area but shall not count toward 
the maximum allowable livable area for the property. 

3. The basement shall comply with all requirements for livable area contained in this chapter, 
including, but not limited to, the required number of off street garage spaces and building 
setbacks. 

4. The basement shall comply with all applicable building code requirements relating to habitable 
space, hallways, bathrooms, and laundry rooms. 

C. Exceptions to this section shall be granted by the issuance of a conditional use permit. (Ord. 
0-14-1279, 6-27-2014) 
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ORDINANCE NO. O-18-XXXX 

 

AN ORDINANCE OF THE CITY OF SAN MARINO AMENDING ARTICLE 02 OF 

CHAPTER 23 (THE ZONING CODE) OF THE SAN MARINO CITY CODE PERTAINING 

TO BASEMENTS AND PROCEDURES FOR CONSTRUCTION VALUATION 

 

THE SAN MARINO CITY COUNCIL HEREBY ORDAINS AS FOLLOWS: 

 

SECTION 1.  Subsection “B” of Section 23.02.19 of Article 02 of Chapter 23 of the San Marino 

Municipal Code is hereby amended by deleting subsection B.2 and sequentially renumbering the 

remaining subsections. 

 

SECTION 2.  Section 23.02.22 of Article 02 of Chapter 23 of the San Marino Municipal Code is 

hereby amended to read as follows: 

 

“23.02.22: REQUIREMENT FOR CONFORMANCE: 

 

No main building or accessory building shall be constructed or expanded, nor shall any 

residential building be reconstructed or altered to the extent of more than fifty percent (50%) of 

its replacement value, determined cumulatively over a consecutive five (5) year period, unless, 

together with all other buildings on the same lot (except for basements that do not contain 

livable area and open roof buildings such as pergolas), such building shall meet all 

requirements contained in this Chapter. The value of such construction shall be based on the 

calculations from the latest edition of the Building Valuation Data published by the 

International Code Council, or any substantially similar, nationally recognized construction 

valuation treatise approved by the City Building Official. This Section shall not apply to 

existing legal nonconforming residential or accessory buildings damaged by fire or earthquake 

and rebuilt on prior foundations to the preexisting configuration and style.” 

 

SECTION 4. The City Council hereby finds that it can be seen with certainty that there is no 

possibility that the adoption of this Ordinance or the Zoning Code revisions adopted thereby, may have 

a significant effect on the environment.  It is therefore exempt from California Environmental Quality 

Act review pursuant to Title 14, Section 15061(b)(3) of the California Code of Regulations. 

 

SECTION 5.  This ordinance shall apply to projects for which an application for a building permit is 

filed with the City after ____________ 2018. 

 

PASSED, APPROVED, AND ADOPTED this ___ day of ____ 2018. 

 

_________________________ 

STEVE TALT, MAYOR  

 

 

ATTEST: 

 

_________________________ 

VERONICA RUIZ, CMC 

CITY CLERK 



 

 

 

 

TO:  CHAIRMAN BRODY AND MEMBERS OF THE 

 PLANNING COMMISSION 

 

FROM: ALDO CERVANTES, 

 PLANNING AND BUILDING DIRECTOR 

 

BY: EVA CHOI, ASSOCIATE PLANNER  

 

DATE: JUNE 27, 2018 

 

SUBJECT: ZONE CHANGE NO. ZC17-01 

375 HUNTINGTON DR., (HUNTINGTON LP) 

             

 

PROPOSAL: 
  

The applicant requests to change the zoning designation of the subject property from R-1 Area District 

VII (Low Density Residential, 4-6 dwelling units per acre) to C-1 (General Commercial) to achieve 

consistency with the General Plan Land Use designation of the property.  

 

The zone change request does not involve alterations to the existing building, change in existing uses, 

or construction of new structures on the subject site.  

 

REQUIRED ACTION:  

 
ZONE CHANGE – FROM R-1, AREA DISTRICT VII TO C-1 COMMERCIAL DESIGNATION 

 

BACKGROUND: 

 

General Plan:    Commercial  

Zoning:    R-1, District VII 

Location:  The subject property is located on the north side of Huntington 

Drive, between S. Los Robles Ave. and Garfield Ave. The 

property borders City of Alhambra to the south and City of South 

Pasadena to the west 

Property Size:    39,047 square feet (0.9 acre) 

Existing Use:    Professional/Medical Offices and Pharmacy 

Existing Building Size: 10,606 square feet 

On-Site Parking:  40 surface level spaces, 20 underground spaces 

Surrounding Uses: North – Residential (R-1, Area District VII)  

South (Alhambra) – Commercial (restaurants, offices) 

 East – Commercial (offices), 

West – (South Pasadena) Commercial, Residential 

Environmental Determination: A negative declaration of environmental impact was prepared 
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The subject site is an irregular shaped, corner lot with three street frontages on Huntington Drive, S. 

Los Robles Avenue, and Garfield Avenue. There are single-family residences, zoned R-1 Area District 

VII, that border the north of the subject site. A surface level parking lot serves to buffer the residences 

and the commercial building. The City of South Pasadena is located west of the subject site; there are 

general commercial uses at the northwest corner of Huntington Drive and Garfield Avenue, medium 

density residential and community facility uses are located along Garfield Avenue, west of the subject 

site. There are medium density residential uses (multiple dwelling units) fronting Huntington Drive. 

The City of Alhambra is located to the south, across the Huntington Drive corridor, and is developed 

with restaurants and professional offices along Huntington Drive. These properties are zoned for 

general commercial uses with commercial general plan designation. 

 

Existing Use 

In 1958, the Planning Commission granted two variances for the construction of the building and the 

medial office use. Designed by Norwood and De Longe Architectural firm and constructed in 1959; 

the building was known as the Estes Professional Building. The property has been developed with 

commercial uses since 1959. The single-story professional building currently contains medical offices 

and a pharmacy, 40 surface level parking spaces are located behind the building and an underground 

parking level with 20 additional parking spaces. The property provides conforming number of parking 

space based on the current uses.  

 

ANALYSIS: 

 

Consistency with General Plan 

The City of San Marino is a General Law City and the City is subject to State provisions that require 

local land use decisions such as approval of conditional use permits and zone change requests, to be 

consistent with the adopted general plan. Specific to this zone change request, Government Code 

Section 65860 requires that zoning ordinances of a general law city be consistent with the general plan. 

This means, a city must be able to demonstrate that an action, program, or project will further the 

objectives and policies of the general plan and does not impede the attainment of the objectives and 

policies. The zone change request from residential use to commercial use would make the zoning 

designation of this property consistent with general plan designation identified in the Land Use 

Chapter of the adopted General Plan. 

 

The proposed C-1 (General Commercial) zoning designation is in conformance with the goals, 

objectives, and policies of the General Plan. The General Plan Land Use Chapter, Economic 

Development Section, identified the subject site as part of the Huntington Drive West commercial area, 

the subject site was describe as “there is also one property for commercial use at the five-point 

intersection of Garfield, Los Robles and Huntington”. The zone change request furthers three of the 

seven goals stated in the Economic Development Section (page II20 of the Land Use Chapter). Goal 1 

Maintain commercial land use pattern; Goal 2 Strengthen the attractiveness and economic vitality of 

the several distinctive business areas that make-up the community; and Goal 5 Maintain a balance of 

uses that meet the needs of residents. The development pattern is consistent with majority of the 

commercially zoned properties on Huntington Drive, the zone change would maintain the current 

building and parking on site. The current uses serve residents in the nearby areas; the uses are not 

destination businesses such as an art gallery or a shopping center. As mentioned above, the current 

commercial uses is permitted through a variance, if the zone change is granted, the current uses would 

be conforming and future commercial uses would be able to occur in the building provided that it 

conforms to parking and use restrictions specified in Chapter 23 of the city code. Additionally, the 



 

zone change will maintain commercial land use pattern as it reflects the current and historical use of 

the site as part of the Huntington Drive commercial area. 

 

Potential Future Uses 

In forecasting potential future uses on the subject site with the C-1 (General Commercial) zoning 

designation, staff considered the subject lot size, location, city parking requirements combined with 

development standards. Future uses would likely be the permitted uses under City Code Subsection 

23.03.01(A), which include beauty shops, banks, barbershops, churches, retail businesses, 

market/grocery stores, convenience stores, professional offices, medical offices, repair shops, tutorial 

services, adult enrichment centers, and emergency shelters. Subsections 23.03.01(A) and (C) 

specifically exclude uses that may result in environmental impacts on nearby properties and mandates 

public hearings and approvals for these sensitive uses.  

 

Future development and site layout will be dictated by site development requirements in Section 

23.0.04 of the zoning code. Due to the corner lot configuration, the only way to provide parking is in 

the areas abutting the rear property lines, the parking area will provide a buffer between the residential 

use and the commercial use on the subject site. Additionally, any new commercial structure, except for 

emergency shelters, is subject to design review and conditional use permit approval to ensure a 

compatible design and a similar scale of development with surrounding commercial structures.    

 

The potential of subdividing the subject site into smaller parcels would trigger reviews under 

Government Codes Sections 66473.5 and 664774 that require subdivisions and projects to be 

consistent with the goals and objectives in the general plan. 

 

RECOMMENDATION: 

 

Staff recommends the Planning Commission adopt the Negative Declaration finding the project will 

not have potentially significant impacts on the environment, and recommend approval of ZC17-01 to 

the City Council.  

 

Attachments:  Application 

   Site Photographs 

Location/Radius Map  

Adopted 2003 General Plan, Land Use Chapter 

Negative Declaration 
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INITIAL STUDY AND NEGATIVE DECLARATION 

FOR 375 HUNTINGTON DRIVE 

 

The City of San Marino has analyzed and completed an initial study for the following project:  

 

ZONE CHANGE ZC17-01 

375 HUNTINGTON DRIVE, (HUNTINGTON LP) 

 

The applicant requests to change the zone of the subject property from R-1 District VII to C-1 

Commercial so that it is consistent with the General Plan Land Use designation for the subject 

property pursuant to City of San Marino Code 23.01.06.  

 

Based on the attached initial study, the City has determined that there is no potential for the project to 

have a significant effect on the environment.  The notice of intent to adopt the negative declaration was 

published in the San Marino Tribune on April 15, 2018 and June 14, 2018. 
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ATTACHMENT B - EXPLANATION OF CHECKLIST DETERMINATION 

I.  AESTHETICS 

Would the project: 

a) Have a substantial adverse effect on a scenic vista? 

No Impact.  There will be no impact on a scenic vista.  The project proposes no exterior physical changes to 

the structure or lot.  

 b) Substantially damage scenic resources, including, but not limited to, trees, rock 

outcroppings, and historic buildings within a state scenic highway? 

No Impact.  There are no State scenic highways within the City or in close proximity to the Project site.  

Therefore, the project would not have the potential to substantially damage scenic resources along a state 

scenic highway. 

c) Substantially degrade the existing visual character or quality of the site and its 

surroundings? 

No Impact.  There will be no degrading of existing visual character; the project proposes no exterior physical 

changes to the structure or lot. 

d) Create a new source of substantial light or glare which would adversely affect day 

or nighttime views in the area? 

No Impact. There will be no new lighting source associated with the project.  Existing exterior lighting for 

the rear parking lot are down casted and will not resulted in a light pollution or glare to residential 

properties to the north. Future projects involving parking area with lighting or exterior lighting on the 

structure will be required to provide down casted lighting fixture in accordance with development standards 

stated in Article 03, C-1 Commercial Zone of the City Codes. 
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II.  AGRICULTURE AND FOREST RESOURCES 

In determining whether impacts to agricultural resources are significant environmental effects, lead agencies 

may refer to the California Agricultural Land Evaluation and Site Assessment Model (1997) prepared by the 

California Dept. of Conservation as an optional model to use in assessing impacts on agriculture and farmland.  

In determining whether impacts to forest resources, including timberland, are significant environmental effects, 

lead agencies may refer to information compiled by the California Department of Forestry and Fire Protection 

regarding the state’s inventory of forest land, including the Forest and Range Assessment Project and the Forest 

Legacy Assessment project; and forest carbon measurement methodology provided in Forest Protocols adopted 

by the California Air Resources Board.  Would the project: 

a) Convert Prime Farmland, Unique Farmland, or Farmland of Statewide Importance 

(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and 

Monitoring Program of the California Resources Agency, to non-agricultural use? 

No Impact.  The project site does not include farmland and has not been identified as Prime Farmland, 

Unique Farmland, or Farmland of Statewide Importance pursuant to the California Resources Agency. 

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract? 

No Impact.  There is no farmland or designated agricultural use in the City. The project site is not under a 

Williamson Act contract.  

c) Conflict with existing zoning for, or cause rezoning of, forest land (as defined in 

Public Resources Code section 12220(g)), timberland (as defined by Public Resources 

Code section 4526), or timberland zoned Timberland Production (as defined by 

Government Code section 51104(g))? 

No Impact.  The project site is located within an urban area.  The City of San Marino has no designated forest 

land or timberland.1  

d) Result in the loss of forest land or conversion of forest land to non-forest use? 

No Impact.  As described in Response II.c, no impact would occur on forest land.   

                                                             
1  City of San Marino Final Draft General Plan, October 2003, page 74. 
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e) Involve other changes in the existing environment which, due to their location or 

nature, could result in conversion of Farmland, to non-agricultural use or conversion of 

forest land to non-forest use? 

No Impact.  As described in Response II.c, no farmland or forest land is located within the City limit. 

Therefore, no impact on farmland or forest land would occur.  

III.  AIR QUALITY  

Where available, the significance criteria established by the applicable air quality management or air pollution 

control district may be relied upon to make the following determinations.  Would the project: 

a) Conflict with or obstruct implementation of the applicable air quality plan? 

No Impact.  The project will not conflict with the applicable air quality plan. The project proposes no 

exterior physical changes to the structure or lot and the current uses consisting of professional offices and 

retail businesses do not generate odor, dust, or impact air quality in the City.  

b) Violate any air quality standard or contribute substantially to an existing or 

projected air quality violation? 

No Impact.  As discussed in Response III.a, the project will not violate any air quality standard or contribute 

substantially to a violation as the current uses do not generate air quality impact. 

c) Result in a cumulatively considerable net increase of any criteria pollutant for 

which the project region is non-attainment under an applicable federal or state ambient 

air quality standard (including releasing emissions which exceed quantitative thresholds 

for ozone precursors)? 

No Impact.  As discussed in Responses III.a and III.b, the proposed project involves no exterior physical 

changes to the structure or lot and the continuance of current uses will not result in a considerable net 

increase of pollutants.  

d) Expose sensitive receptors to substantial pollutant concentrations? 

No Impact.  As discussed in Responses III.a, III.b and III.c, the proposed project will not generate emissions 

and does not have the potential to affect nearby sensitive receptors, including single family uses located 

north of the project site, through substantial pollutant concentrations. 
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e) Create objectionable odors affecting a substantial number of people? 

No Impact.  The proposed project will not generate or emit objectionable odors as the current professional 

office and retail uses will remain and no new use is being introduced with the zone change request (project).   

IV.  BIOLOGICAL RESOURCES 

Would the project: 

a) Have a substantial adverse effect, either directly or through habitat 

modifications, on any species identified as a candidate, sensitive, or special status 

species in local or regional plans, policies, or regulations, or by the California 

Department of Fish and Game or U.S. Fish and Wildlife Service?  

No Impact. The proposed project involves no exterior physical changes to the structure or lot and current 

commercial uses on the property. The project will not have an adverse impact on wildlife or their habitats. 

b) Have a substantial adverse effect on any riparian habitat or other sensitive 

natural community identified in local or regional plans, policies, regulations or by the 

California Department of Fish and Game or US Fish and Wildlife Service? 

No Impact.  As indicated above, the project would not have a substantial adverse effect on any riparian 

habitat or other sensitive natural community identified in City or regional plans, policies, or regulations 

administered by the CDFG or USFWS.  

c) Have a substantial adverse effect on federally protected wetlands as defined by 

Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, 

coastal, etc.) through direct removal, filling, hydrological interruption, or other means? 

No Impact.  There are no federally protected wetlands in the City.  

d) Interfere substantially with the movement of any native resident or migratory fish 

or wildlife species or with established native resident or migratory wildlife corridors, or 

impede the use of native nursery sites? 

No Impact.  The project involves a zone change from R-1, Residential to C-1, General Commercial, the 

current commercial uses on the property will remain and the project would not interfere substantially or 

impact established native wildlife corridors.  
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e) Conflict with any local policies or ordinances protecting biological resources, such 

as a tree preservation policy or ordinance? 

No Impact.  The project proposes no exterior physical changes to the structure, lot, and the current 

commercial uses,  and would not conflict with any local policies protecting biological resources.  

f) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Community Conservation Plan, or other approved local, regional, or state habitat 

conservation plan? 

No Impact.  There is no adopted Habitat Conservation Plan (HCP), Natural Community Conservation Plan 

(NCCP), or other approved local, regional, or state habitat conservation plan in place in the City  

V.  CULTURAL RESOURCES 

Would the project: 

a) Cause a substantial adverse change in the significance of a historical resource as 

defined in §15064.5? 

No Impact.  There would be no impact on historical resources.  The project proposes no exterior physical 

changes to the structure or lot.  The Norwood and De Longe Architectural firm designed the building in 1959 

and the building has not been recognized or designated as a historic resource under national, state, and local 

registers. 

b) Cause a substantial adverse change in the significance of an archaeological 

resource pursuant to §15064.5? 

No Impact.  No part of the City is known to have archaeological resources. 

c) Directly or indirectly destroy a unique paleontological resource or site or unique 

geologic feature? 

No Impact.  No part of the City is known to have paleontological resources or unique geologic features. 

d) Disturb any human remains, including those interred outside of formal 

cemeteries? 

No Impact.  No known traditional burial sites or other type of cemetery use has been identified within the 

Project site.  The site has been previously disturbed and is presently developed as a single-story commercial 

structure with a underground parking level along an established commercial corridor in the City.  



June 2018   Attachment B - Explanation Of Checklist Determination 

 

City of San Marino  

B-7
 

 

VI.  GEOLOGY AND SOILS 

Would the project: 

a) Expose people or structures to potential substantial adverse effects, including the 

risk of loss, injury, or death involving: 

i) Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake 

Fault Zoning Map issued by the State Geologist for the area or based on other substantial evidence 

of a known fault?  Refer to Division of Mines and Geology Special Publication 42. 

No Impact.  The project site is not located in an Alquist-Priolo Earthquake Fault zone and therefore would 

not expose people or structures to potential adverse effects resulting from seismic ground shaking. 

ii) Strong seismic ground shaking? 

No Impact.  The project proposes no exterior physical changes to the structure or lot and the project would 

not expose people or structures to substantial adverse effects during a seismic event.  

iii) Seismic-related ground failure, including liquefaction? 

No Impact.  According to the City of San Marino General Plan Hazards Map, the project site is not located 

within a designated Liquefaction Zone.  

iv) Landslides? 

No Impact.  The topography of the project site is relatively level and the site is not located within an area 

identified as having the potential for earthquake-induced landslides. 

b) Result in substantial soil erosion or the loss of topsoil? 

No  Impact.  The project proposes no exterior physical changes to the structure or lot. 

c) Be located on a geologic unit or soil that is unstable, or that would become 

unstable as a result of the project, and potentially result in on- or off-site landslide, 

lateral spreading, subsidence, liquefaction or collapse? 

No Impact.  The project proposes no exterior physical changes to the structure or lot therefore will not 

cause soil to become unstable.  
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d) Be located on expansive soil, as defined in Table 18-1-B of the Uniform Building 

Code (1994), creating substantial risks to life or property? 

No Impact.  The project involves no alteration to the existing structure and lot, the project will not disturb 

soil and the project site is not located on expansive soils.  

e) Have soils incapable of adequately supporting the use of septic tanks or 

alternative waste water disposal systems where sewers are not available for the 

disposal of waste water? 

No Impact.  The project site would be served by existing sewer infrastructure and no septic tanks or 

alternative wastewater disposal systems would be required.   

VII. GREENHOUSE GAS EMISSIONS -- 

Would the project: 

a)  Generate greenhouse gas emissions, either directly or indirectly, that may have a 

significant impact on the environment? 

No Impact. The project involves no alteration to the existing structure and the lot, existing commercial uses 

remain the same, therefore the project will not generate greenhouse gas (GHG) emissions which have the 

potential to either individually or cumulatively result in a significant impact on the environment.  

b)  Conflict with an applicable plan, policy or regulation adopted for the purpose of 

reducing the emissions of greenhouse gases? 

No Impact. The project proposes no exterior physical changes to the structure or lot.  

VIII.  HAZARDS AND HAZARDOUS MATERIALS – 

Would the project: 

a) Create a significant hazard to the public or the environment through the routine 

transport, use, or disposal of hazardous materials? 

No Impact.  The project does not involve the use of hazardous materials.  
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b) Create a significant hazard to the public or the environment through reasonably 

foreseeable upset and accident conditions involving the release of hazardous materials 

into the environment? 

No Impact.  The project does not involve the use of hazardous materials.  

c) Emit hazardous emissions or handle hazardous or acutely hazardous materials, 

substances, or waste within one-quarter mile of an existing or proposed school? 

No Impact.  The project does not involve the use of hazardous materials and will not emit hazardous 

emissions. 

d) Be located on a site which is included on a list of hazardous materials sites compiled 

pursuant to Government Code Section 65962.5 and, as a result, would it create a 

significant hazard to the public or the environment? 

No Impact.  Staff has reviewed the hazardous sites listed under Government Code Section 65962.5 and has 

found that none exist within the City.  

e) For a project located within an airport land use plan or, where such a plan has not 

been adopted, within two miles of a public airport or public use airport, would the 

project result in a safety hazard for people residing or working in the project area? 

No Impact.  The project site is not within an airport land use plan or within two miles of a public airport or 

public use airport. There are no airport land use plans within the City. 

f) For a project within the vicinity of a private airstrip, would the project result in a 

safety hazard for people residing or working in the project area? 

No Impact.  The project site is not within the vicinity of a private airstrip.  There are no private airstrips in 

the City.   

g) Impair implementation of or physically interfere with an adopted emergency 

response plan or emergency evacuation plan? 

No Impact.  The project involves the change in zoning designation from R-1, Residential to C-1, General 

Commercial, this change will not interfere with emergency evacuation plan.  
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h) Expose people or structures to a significant risk of loss, injury or death involving 

wildland fires, including where wildlands are adjacent to urbanized areas or where 

residences are intermixed with wildlands? 

No Impact.  There are no wildland in the City.  

IX.  HYDROLOGY AND WATER QUALITY – 

Would the project: 

a) Violate any water quality standards or waste discharge requirements? 

No Impact.  The project proposes no exterior physical changes to the structure or lot. Future uses proposed 

will have to comply with zoning standards, all applicable water quality standards and waste discharge 

requirements.  

b) Substantially deplete groundwater supplies or interfere substantially with 

groundwater recharge such that there would be a net deficit in aquifer volume or a 

lowering of the local groundwater table level (e.g., the production rate of pre-existing 

nearby wells would drop to a level which would not support existing land uses or 

planned uses for which permits have been granted)? 

No Impact.  The project would not interfere with ground water supplies.  

c) Substantially alter the existing drainage pattern of the site or area, including 

through the alteration of the course of a stream or river, in a manner which would 

result in substantial erosion or siltation on- or off-site? 

No Impact.  The project site is developed with an existing commercial structure and the proposed zone use 

would not substantially alter the drainage pattern of the site.  Future construction and projects are subject to 

City Engineer review to ensure that drainage pattern of the site is maintained. 

d) Substantially alter the existing drainage pattern of the site or area, including 

through the alternation of the course of a stream or river, or substantially increase the 

rate or amount of surface runoff in a manner which would result in flooding on- or off-

site? 

No Impact.  As stated above, the project site contains an existing commercial structure and the proposed 

zone change would not substantially alter the drainage pattern of the site.  
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e) Create or contribute runoff water which would exceed the capacity of existing or 

planned stormwater drainage systems or provide substantial additional sources of 

polluted runoff? 

No Impact.  The proposed zone change would not generate or contribute to runoff water that would exceed 

the capacity of existing or planned stormwater drainage systems.  

f) Otherwise substantially degrade water quality? 

No Impact.  The project involving a zone change from residential to commercial, without introduction of 

new uses or new structures therefore the project would have no impact on the water quality. 

g) Place housing within a 100-year flood hazard area as mapped on a federal Flood 

Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map? 

No Impact.   The Project site is not located within a 100-year flood hazard area.  As designated on the 

Federal Emergency Management Agency’s Flood Insurance Rate Map (FIRM) the City of San Marino is 

located within Zone X, an area of minimal flood risk. 

h) Place within a 100-year flood hazard area structures which would impede or 

redirect flood flows? 

No Impact.  As stated above, the Project site is not located within a FEMA designated 100-year flood hazard 

area.  

i) Expose people or structures to a significant risk of loss, injury or death involving 

flooding, including flooding as a result of the failure of a levee or dam? 

No Impact.  No sources of flood hazard have been identified within the City of San Marino. The project will 

not result in people being exposed to risks associated with flooding. 

j) Inundation by seiche, tsunami, or mudflow? 

No Impact.  The project site is located approximately 23 miles northeast of the Pacific Ocean and does not lie 

in close proximity to an enclosed body of water.  Therefore, the potential for exposure of people to a seiche 

or tsunami would be low.  As the project site and surrounding area are relatively flat, the potential for 

mudflows to occur on site is also low.  Therefore, no impacts associated with the inundation of seiche, 

tsunami, or mudflows would occur.  Therefore, no further evaluation is necessary. 
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X.  LAND USE AND PLANNING 

Would the project: 

a) Physically divide an established community? 

No Impact.  The project site is within an existing commercial structure along an established commercial 

corridor at the west end of the City boundary, the zone change from residential to commercial would not 

have the potential to physically divide an existing community.  

b) Conflict with any applicable land use plan, policy, or regulation of an agency with 

jurisdiction over the project (including, but not limited to the general plan, specific plan, 

local coastal program, or zoning ordinance) adopted for the purpose of avoiding or 

mitigating an environmental effect? 

No Impact.  The project to change the zoning designation from residential to commercial would not conflict 

with any established land use plans and policies designed to avoid an environmental effect. In fact, the zone 

change will achieve consistency between the general plan and the zoning designation for the property.  

c) Conflict with any applicable habitat conservation plan or natural community 

conservation plan? 

No Impact.  As described in Response IV.f, there is no adopted HCP or NCCP that includes the Project site.   

XI.  MINERAL RESOURCES 

Would the project: 

a) Result in the loss of availability of a known mineral resource that would be of 

value to the region and the residents of the state? 

No Impact.  The project site is located within an urbanized area. No mineral resources are known to exist 

within the City. 

b) Result in the loss of availability of a locally-important mineral resource recovery 

site delineated on a local general plan, specific plan or other land use plan? 

No Impact.  As described in Response XI.a, no mineral resources are known to existing within the City. 
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XII.  NOISE  

Would the project result in: 

a) Exposure of persons to or generation of noise level in excess of standards 

established in the local general plan or noise ordinance, or applicable standards of other 

agencies? 

No Impact.  The project would not increase existing noise levels associated with current general commercial 

uses.  

b) Exposure of persons to or generation of excessive groundborne vibration or 

groundborne noise levels? 

No Impact.  The project proposes no exterior changes to the structure or lot and would not generate 

excessive groundborne noise and vibration.   

c) A substantial permanent increase in ambient noise levels in the project vicinity 

above levels existing without the project? 

No Impact.  The project proposes no alteration to the existing structure and existing commercial uses 

therefore the project would not permanently increase the ambient noise levels in the project vicinity.  

d) A substantial temporary or periodic increase in ambient noise levels in the project 

vicinity above levels existing without the project? 

No Impact.  As discussed above, the project proposes no alteration to the existing structure and existing 

commercial uses therefore would have no impact on the ambient noise levels in the project vicinity.  

e) For a project located within an airport land use plan or, where such a plan has not 

been adopted, within two miles of a public airport or public use airport, would the 

project expose people residing or working in the project area to excessive noise levels? 

No Impact.  The project site is not located within an airport land use plan area or within two miles of a 

public or public-use airport.   

f) For a project within the vicinity of a private airstrip, would the project expose 

people residing or working in the project area to excessive noise levels? 

No Impact.  The proposed project is not located in the vicinity of a private airstrip.   
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XIII.  POPULATION AND HOUSING 

Would the project: 

a) Induce substantial population growth in an area, either directly (for example, by 

proposing new homes and businesses) or indirectly (for example, through extension of 

roads or other infrastructure)? 

No Impact.  The propose project does not include the development of new residential or commercial units. 

The existing commercial structure and existing uses will remain the same. 

b) Displace substantial numbers of existing housing, necessitating the construction 

of replacement housing elsewhere? 

No Impact.  The project does not involve any property acquisition and would not otherwise displace 

housing.   

c) Displace substantial numbers of people, necessitating the construction of 

replacement housing elsewhere? 

No Impact.  The project would not displace any people.  

XIV.  PUBLIC SERVICES 

Would the project result in substantial adverse physical impacts associated with the provision of new or 

physically altered governmental facilities, the need for new or physically altered governmental facilities, 

construction of which could cause significant environmental impacts, in order to maintain acceptable service 

ratios, response times or other performance objectives for any of the public services: 

a) Fire protection?   

No Impact.   The project site is an existing commercial structure, the project would not increase fire 

protection services. 

b) Police protection? 

No Impact.   The project site is an existing commercial structure, the project would not increase police 

protection services. 

c) Schools? 

No Impact.   The proposed project would not increase residential population, and as such would not directly 

generate new students to the project area and within the San Marino Unified School District boundaries.  TEh 
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proposed zone change from R-1, Residential to C-1, General Commercial would allow mixed use 

development in the future subject to a conditional use permit review process and environmental review 

process.  Any potential environmental and population increase resulting in public service demand would be 

evaluated in the environmental review documents.    

d) Other Public Facilities? 

No Impact.  The project site is an existing commercial structure, the proposed use would not increase the 

demand on public facilities.  

XV.  RECREATION 

a) Would the project increase the use of existing neighborhood and regional parks 

or other recreational facilities such that substantial physical deterioration of the facility 

would occur or be accelerated? 

No Impact.  The proposed zone change would not increase demand on existing public parks and public 

recreational facilities.  

b) Does the project include recreational facilities or require the construction or 

expansion of recreational facilities which might have an adverse physical effect on the 

environment? 

No Impact.  The proposed zone change would not increase demand for new or expanded public recreational 

facilities.  

XVI.  TRANSPORTATION/TRAFFIC 

Would the project: 

a) Conflict with an applicable plan, ordinance or policy establishing measures of 

effectiveness for the performance of the circulation system, taking into account all 

modes of transportation including mass transit and non-motorized travel and relevant 

components of the circulation system, including but not limited to intersections, streets, 

highways and freeways, pedestrian and bicycle paths, and mass transit? 

No Impact.  The project is located along an established commercial corridor and it would not burden the 

circulation system to the extent of exceeding its capacity.  The proposed zone change will not change the 

existing commercial uses within the existing commercial structure. The structure has been use for 

commercial businesses with a use variance since its construction in 1959.   
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b) Conflict with an applicable congestion management program, including, but not 

limited to level of service standards and travel demand measures, or other standards 

established by the county congestion management agency for designated roads or 

highways? 

No Impact.  The proposed zone change would not conflict with Congestion Management Program (CMP) 

guidelines.  

c) Result in a change in air traffic patterns, including either an increase in traffic 

levels or a change in location that results in substantial safety risks? 

No Impact.  The project site is not located within the vicinity of a public or private airport.  Furthermore, the 

project does not propose any uses that would change air traffic patterns, generate air traffic, or interfere 

with existing air traffic.   

d) Substantially increase hazards due to a design feature (e.g., sharp curves or 

dangerous intersections) or incompatible uses (e.g., farm equipment)? 

No Impact.  The project does not involve physical changes to nearby public streets. All existing 

improvements and surrounding streets are remaining the same.  

e) Result in inadequate emergency access? 

No Impact.  The project does not involve physical changes to public streets and the project site would 

remain accessible for emergency vehicles and personnel. 

f) Conflict with adopted policies, plans, or programs regarding public transit, bicycle, 

or pedestrian facilities, or otherwise decrease the performance or safety of such 

facilities? 

No Impact.  The project would have no conflict with alternative transportation policies.  

XVII.  UTILITIES AND SERVICE SYSTEMS 

Would the project: 

a) Exceed wastewater treatment requirements of the applicable Regional Water 

Quality Control Board? 

No Impact.  The proposed zone change involves no alteration to the existing structure and no change in 

commercial uses within an existing commercial structure, therefore the project would not exceed 

wastewater treatment requirements set forth by regional regulations.  
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b) Require or result in the construction of new water or wastewater treatment 

facilities or expansion of existing facilities, the construction of which could cause 

significant environmental effects? 

No Impact.  The proposed zone change without alteration to the existing commercial structure and the 

existing commercial uses would not result in the need to construct a new water or wastewater treatment 

facility.  

c) Require or result in the construction of new storm water drainage facilities or 

expansion of existing facilities, the construction of which could cause significant 

environmental effects? 

No Impact.  The project proposes no exterior changes to the structure or lot, and would not alter storm 

water runoff.  

d) Have sufficient water supplies available to serve the project from existing 

entitlements and resources, or are new or expanded entitlements needed? 

No Impact.  The project site contains an existing commercial structure, the proposed zone change would not 

increase demand on water supply for the site. Water supply would continue to be provided to the project 

site.  

e) Result in a determination by the wastewater treatment provider which serves or 

may serve the project that it has adequate capacity to serve the project's projected 

demand in addition to the provider's existing commitments? 

No Impact.  The proposed zone change would not impact the average daily wastewater generation and 

would not exceed the wastewater provider’s capacity.   

f) Be served by a landfill with sufficient permitted capacity to accommodate the 

project's solid waste disposal needs? 

No Impact. The proposed zone change would not change the demand on solid waste disposal that would 

otherwise exceed the landfill capacity.  The existing commercial structure and the current uses are 

remaining the same.  

g) Comply with federal, state, and local statutes and regulations related to solid 

waste? 

No Impact.  The proposed zone change would comply with applicable regulations related to solid waste, 

including those pertaining to waste reduction and recycling.   
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XVIII.  MANDATORY FINDINGS OF SIGNIFICANCE 

a) Does the project have the potential to degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife 

population to drop below self-sustaining levels, threaten to eliminate a plant or animal 

community, reduce the number or restrict the range of a rare or endangered plant or 

animal or eliminate important examples of the major periods of California history or 

prehistory? 

No Impact.  The project would not have the potential to degrade the quality of the environment and the 

project site is not a historic resource.  

b) Does the project have impacts that are individually limited, but cumulatively 

considerable?  ("Cumulatively considerable" means that the incremental effects of a 

project are considerable when viewed in connection with the effects of past projects, 

the effects of other current projects, and the effects of probable future projects)? 

No Impact.  The project would not have cumulative impacts on the environment. The project involves no 

alteration to the existing commercial structure and site.  

c) Does the project have environmental effects which will cause substantial adverse 

effects on human beings, either directly or indirectly? 

No Impact.  The project would not cause substantial adverse impacts on human beings because no alteration 

to the commercial structure, uses and site is proposed and the existing structure has available public 

services.  

 



1725 Westhaven Road 

San Marino, CA 91108 

June 20, 2018 

Planning Commission 

℅ Planning & Building Department, San Marino City Hall  

2200 Huntington Dr. 

San Marino, CA 91108 

 

RE: Zone Change No. ZC17-01 (375 Huntington Dr.) 

 

Dear Members of the Planning Committee and to whom it may concern: 

I am a resident of San Marino, and I oppose the requested change in zoning to C-1. 

375 Huntington Dr. is immediately adjacent to a single-family residential neighborhood in 

District VII -- low density residential 4-6 dwelling units/acre. If this property were ever to be 

developed as residential units in the future, I would want to be sure that they were limited to a 

density matching their R-1 neighbors. The easiest and most certain way to achieve that 

protection would be to keep them zoned as R-1. 

 

But, by changing the zoning to Commercial, future property uses might include higher-density or 

multi-family dwellings. This was attempted in 2014 just half a block away at 415 Huntington Dr., 

which is just like this one: zoned R-1 with a commercial use variance, and designated as 

commercial in the land use map in the 2003 General Plan. In that case, the developer had 

proposed nine condominium units on about an acre of land. This higher density plan was met 

with significant community opposition (CUP14-10 and DRC14-51). 

 

From page 2 of the Residential Design Guidelines: 

“San Marino has a rich tradition of pride in ownership set forth by the first 

city leaders. They envisioned an architecturally rich, residential community 

of individually designed houses with mature landscaping and gardens, tree 

lined streets and expansive green belts promoting a high quality of life for all 

its residents. This vision is carried on by today’s city leaders who strive to 

preserve that quality of life for San Marino’s future residents.“ 

 

I do not want our city to have multi-family dwellings or high-density single-family homes on 

smaller than minimum R-1 lots. If the properties continue to be used as commercial, then they 

can continue to use the variances. The current medical offices and pharmacy need not worry 

that these variances would end. But if the property were ever to change usage to residential, 

then, to protect the low-density single-family residential style of the city, they should never be 

zoned commercial. 

 

I hope you share my concern, and I urge you to vote against ZC17-01. 

Thank you for your time and attention. 

Sincerely, 

 

Helen Cheng 
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 City of San Marino 

 AGENDA REPORT 
 

 

TO:  CHAIRMAN BRODY AND MEMBERS OF THE  

PLANNING COMMISSION 

 

FROM: ALDO CERVANTES 

PLANNING AND BUILDING DIRECTOR 

 

DATE: JUNE 27, 2018 

 

SUBJECT: CONDITIONAL USE PERMIT NO. CUP18-03 

2521 HUNTINGTON DRIVE, (YAU) 

 

 

PROPOSAL: 
 

The applicant requests permission to create three commercial units within an existing single-

story commercial structure.  This requires one conditional use permit pursuant to City Code 

Section 23.03.04(E)(3). 

 

CONDITIONAL USE PERMIT NO. DRC18-03 – The internal division of a commercial 

building 

 

BACKGROUND: 

 

The subject property is located on the north side of Huntington Drive between Kenilworth 

Avenue and Winston Avenue.  It is zoned C-1 Commercial and contains 2,907 square feet of 

gross floor area.   The previous tenant (Jones Bicycles) occupied the entire building for the last 

few years.  They recently vacated the building and relocated the business to San Gabriel.  Based 

on the size of the building, the building/use requires 8 parking spaces.   The existing site will 

provide 8 parking spaces. 

 

General Plan: General Commercial.  The proposed project is consistent 

with the goals and objectives of the General Plan.  The 

proposed project maintains the existing building and as a 

result of the project, the required parking will be provided.  

Zoning:    C-1 

Existing Use: One-story commercial building. 

Proposed Use: The internal subdivision of the building from one unit to 

three units. 

Howard Brody, Chair 

Marcos Velayos  

Raymond Cheng  

Se-Yao Hsu 

Jeri Wright 

James Okazaki, Alternate 
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Surrounding Uses: Adjacent land uses include existing commercial buildings 

and residential uses to the north. 

Environmental Determination: The project is categorically exempt for the California 

Environmental Quality Act (CEQA) pursuant to 

Government Code Section 15303(a), New Construction or 

Conversion of Small Structures. 

 

ANALYSIS: 

 

The proposal is to subdivide the building into 3 leasable tenant spaces.  The applicant proposes 

to lease the spaces to retail or office uses, which would mandate a parking ratio of 1:350.  The 

uses proposed are permitted by-right and requires no discretionary review.  With the size of the 

building and the proposed uses, the required off-street parking will be satisfied.  The project does 

not include any exterior modifications to the structure.  The project does include the restriping of 

the parking lot located at the rear of the building.   

 

In examining a conditional use permit, the Planning Commission must make sure that the 

conditions will be consistent with the required findings for a conditional use permit.  

 

 That the establishment, maintenance or operation of the use or building applied for will 

not, under the circumstances of the particular case, be detrimental to the health, safety, 

peace, morals, comfort or general welfare of persons residing in or working in the area 

of such proposed use nor be detrimental or injurious to property or improvements in the 

neighborhood or to the general welfare of the City. With the proposed uses of retail and 

office uses, the proposal would not have a detrimental effect on the neighbors.  There will 

be enough parking for the proposed retail/offices uses.  The demand for parking will be a 

total of 8 spaces.  There are additional parking spaces available in front of the building on 

Huntington Drive. 

 

 That the site for the proposed conditional use is adequate in size and shape to 

accommodate the yards, walls and fences, parking and loading, landscaping and other 

development features prescribed in this Chapter or required by the Commission in order 

to integrate said conditional use with the land and uses in the neighborhood. With the 

proposed retail and office uses, the site is adequate in size and shape to accommodate the 

proposed interior modifications to the building.  Based on the fact that three entry doors 

exist on the front façade of the building, it is staff’s impression that the building was 

originally design for three tenants.  Including the on-street parking, there will be 

approximately 8-12 spaces available for visitors.   

 

 That proposed conditional use will not have a detrimental effect upon the nature, 

condition and development of nearby uses and buildings. As stated earlier, the proposal 

will not be detrimental to the neighboring commercial and residential uses.  There will be 

enough parking on and off the street.   
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 That the site for the proposed conditional use will relate to streets and highways 

adequate in width and pavement to carry the kind and quantity of traffic such use would 

generate.  The ingress and egress for the parking lot that serves the commercial complex 

will be maintained. The two entrances via the alley into the site are adequate for 

circulating traffic. 

 

RECOMMENDATION: 

 

Staff recommends the Planning Commission approve Conditional Use Permit CUP18-03 with 

the conditions attached. 

 

 

Attachments:  Application 

Location/Radius Map 

Conditions of Approval 
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PLANNING AND BUILDING 

DEPARTMENT 

 

STANDARD CONDITIONS 

 

PROJECT #: Conditional Use Permit Number CUP18-03 

SUBJECT: Subdivision of Existing Commercial Building 

APPLICANT: Dolly Yau 

LOCATION: 2521, 2523, 2525 Huntington Drive San Marino, CA 91108 

ALL OF THE FOLLOWING CONDITIONS APPLY TO YOUR PROJECT. 

APPLICANT SHALL CONTACT THE PLANNING DEPARTMENT, (626) 300-0713, FOR 
COMPLIANCE WITH THE FOLLOWING CONDITIONS: 

A. General Requirements Completion Date 

1. The applicant shall agree to defend at his sole expense any action brought against the City, 
its agents, officers, or employees, because of the issuance of such approval, or in the 
alternative, to relinquish such approval.  The applicant shall reimburse the City, its agents, 
officers, or employees, for any Court costs and attorney's fees which the City, its agents, 
officers, or employees may be required by a court to pay as a result of such action.  The City 
may, at its sole discretion, participate at its own expense in the defense of any such action 
but such participation shall not relieve applicant of his obligations under this condition. 

 

___/___/___ 

2. Copies of the signed Planning Commission Resolution of Approval No.  * or Approval Letter, 
Standard Conditions, and all environmental mitigations shall be included on the plans (full 
size).  The sheet(s) are for information only to all parties involved in the construction/grading 
activities and are not required to be wet sealed/stamped by a licensed Engineer/Architect. 

___/___/___ 

B. Time Limits  

1. Any approval shall expire if Building Permits are not issued or approved use has not 
commenced within 1 years from the date of approval or a time extension has been granted.   

___/___/___ 

C. Site Development  

1. The site shall be developed and maintained in accordance with the approved plans which 
include Site Plans, architectural elevations, exterior materials and colors, landscaping, sign 

___/___/___ 



  Project No.  ____________ 

   Completion Date 
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program, and grading on file in the Planning and Building Department, the conditions 
contained herein, and the Zoning Code regulations. 

2. Prior to any use of the project site or business activity being commenced thereon, all 
Conditions of Approval shall be completed to the satisfaction of the Planning and Building 
Director. 

___/___/___ 

3. Occupancy of the facilities shall not commence until such time as all California Building Code 
and Fire Marshal regulations have been complied with.  Prior to occupancy, plans shall be 
submitted to the San Marino Fire Department and the Building Department to show 
compliance.  The buildings shall be inspected for compliance and final acceptance granted 
prior to occupancy. 

___/___/___ 

4. Revised Site Plans and building elevations incorporating all Conditions of Approval shall be 
submitted for Planning review and approval prior to the issuance of Building Permits. 

___/___/___ 

5. All site, grading, landscape, irrigation, and street improvement plans shall be coordinated for 
consistency prior to issuance of any permits (such as grading, tree removal, encroachment, 
building, etc.) or prior to final map approval in the case of a custom lot subdivision, or 
approved use has commenced, whichever comes first. 

___/___/___ 

6. Approval of this request shall not waive compliance with all sections of the Zoning Code, all 
other applicable City Ordinances, and applicable Community, Specific Plans and/or Master 
Plans in effect at the time of Building Permit issuance. 

___/___/___ 

7. If applicable, a detailed on-site lighting plan, including a photometric diagram, shall be 
reviewed and approved by Planning and Police Department (300-0717) prior to the issuance 
of Building Permits.  Such plan shall indicate style, illumination, location, height, and method 
of shielding so as not to adversely affect adjacent properties. 

___/___/___ 

8. Trash receptacle(s) are required and shall meet City standards.  The final design, locations, 
and the number of trash receptacles shall be subject to Planning review and approval prior to 
the issuance of Building Permits. 

___/___/___ 

9. All ground-mounted utility appurtenances such as transformers, AC condensers, etc., shall 
be located out of public view and adequately screened through the use of a combination of 
concrete or masonry walls, berming, and/or landscaping to the satisfaction of Planning.   

___/___/___ 

10. All building numbers and individual units shall be identified in a clear and concise manner, 
including proper illumination and in conformance with Building Department standards, the 
Municipal Code and the San Marino Fire Department (SMFD) Standards. 

___/___/___ 

11. All parkways, open areas, and landscaping shall be permanently maintained by the property 
owner, or other means acceptable to the City.  Proof of this landscape maintenance shall be 
submitted for Planning and Public Works Department review and approved prior to the 
issuance of Building Permits. 

___/___/___ 

12. The developer shall submit a construction access plan and schedule for the development of 
any lot for Planning and Public Works Department approval; including, but not limited to, 
public notice requirements, special street posting, phone listing for community concerns, 
hours of construction activity, dust control measures, and security fencing. 

___/___/___ 

D. Building Design ___/___/___ 

1. All roof appurtenances, including air conditioners and other roof mounted equipment and/or 
projections shall be screened from all sides and the sound shall be buffered from adjacent 
properties and streets as required by the Planning Department.  Such screening shall be 
architecturally integrated with the building design and constructed to the satisfaction of 
Planning.  Any roof-mounted mechanical equipment and/or ductwork, that projects vertically 
more than 18 inches above the roof or roof parapet, shall be screened by an architecturally 

___/___/___ 



  Project No.  ____________ 

   Completion Date 
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designed enclosure which exhibits a permanent nature with the building design and is detailed 
consistent with the building.  Any roof-mounted mechanical equipment and/or ductwork, that 
projects vertically less than 18 inches above the roof or roof parapet shall be painted 
consistent with the color scheme of the building.  Details shall be included in building plans. 

E. Trip Reduction  

1. Bicycle storage spaces shall be provided at a rate equivalent to 5 percent of all required 
motorized vehicle parking, with a minimum of one rack with a capacity for two bicycles. 

___/___/___ 

F.  Landscaping ___/___/___ 

1. Existing trees are required to be preserved in place and shall be protected with a construction 
barrier in accordance with the City Code Section 25.01.08, and so noted on the grading plans.  
The location of those trees to be preserved in place and new locations for transplanted trees 
shall be shown on the detailed landscape plans.  The applicant shall follow all of the arborist's 
recommendations regarding preservation, transplanting, and trimming methods. 

___/___/___ 

2. For non-residential development, property owners are responsible for the continual 
maintenance of all landscaped areas on-site, as well as contiguous planted areas within the 
public right-of-way.  All landscaped areas shall be kept free from weeds and debris and 
maintained in healthy and thriving condition, and shall receive regular pruning, fertilizing, 
mowing, and trimming.  Any damaged, dead, diseased, or decaying plant material shall be 
replaced within 30 days from the date of damage. 

___/___/___ 

G. Building Numbering 
___/___/___ 

1. Numbers and the backgrounds shall be of contrasting color and shall be reflective for 
nighttime visibility. 

___/___/___ 

H. Alarm Systems 
 

1. Install a burglar alarm system and a panic alarm if needed.  Instructing management and 
employees on the operation of the alarm system will reduce the amount of false alarms and 
in turn save dollars and lives. 

___/___/___ 

2. Alarm companies shall be provided with the Police Department dispatch number:  
(626) 300-0720. 

___/___/___ 

 



 

 

 
  
 

 

 

TO:  CHAIR BRODY AND MEMBERS OF THE 

 PLANNING COMMISSION 

 

FROM: ALDO CERVANTES, 

 PLANNING AND BUILDING DIRECTOR 

 

BY: CHRISTINE SONG 

 ASSISTANT PLANNER 

 

DATE: JUNE 27, 2018 

 

SUBJECT: CONDITIONAL USE PERMIT NO. CUP17-24, AND 

 DESIGN REVIEW CASE NOS. DRC17-75, DRC17-76 

1591 VIRGINIA ROAD, (DING/CHUANG) 

 

 

PROPOSAL:  

 

The applicant requests permission to construct a first and second-story addition to an existing two-story 

residence. The proposal includes a request to add a parking space to an existing detached three-car 

garage. This requires one conditional use permit and two design review actions pursuant to City Code 

Sections 23.06.05(I), 23.15.03(A)(2), and 23.15.03(C).  

 

REQUIRED ACTIONS: 

 

CONDITIONAL USE PERMIT CUP17-24 – GARAGE EXCEEDING 720 SQUARE FEET  

DESIGN REVIEW NO. DRC17-75– SECOND-STORY ADDITION 

DESIGN REVIEW NO. DRC17-76 – MODIFICATION AND ADDITION TO GARAGE MORE 

THAN 600 SQUARE FEET AND VISIBLE FROM PUBLIC VIEW 

 

BACKGROUND: 

 

General Plan:    Very Low Density Residential (2-4 dwelling unit per acre) 

Zoning:    R-1, Area District II 

Location:  The subject property is located on the south side of Monterey 

Road, west of Virginia Road. 

Lot Size:    60,028 square feet 

Existing Use: Two-story residence with a detached three-car garage 

Surrounding Uses: The site is bordered in all directions by single family homes in 

Area Districts II, IV and V. 

Proposed Square-Footage:  Total Livable Area: 9,186 square feet/ 6 Bedrooms 

     Total Lot Coverage: 6,327 square feet 

Parking Required/Proposed:  Four-car garage / Four-car garage  

Environmental Determination: Categorically Exempt under CEQA Guidelines Section 

15301(e)(1) – Existing Structures. 

 

City of San Marino 

AGENDA REPORT 

Howard Brody, Chair 

Raymond Cheng, 
Vice-Chair 

Marcos Velayos  

Se-Yao Hsu 

Jeri Wright 

James Okazaki, 

Alternate 

 

 

 



 

ANALYSIS: 

 

CRITERIA  REQUIRED/ALLOWED PROVIDED/PROPOSED 

ZONING:     

    Maximum Living Area/Lot Coverage 9,200 sq. ft. 
Proposed Livable area: 9,186 sq. ft. 

Lot coverage: 6,327 sq. ft. 

HEIGHT: 

  

    Maximum Allowed 

35’ 

 

Existing: 25’-3” 

Proposed: 23’-10” 

YARDS: 

      Front 40’ Existing: 75’-4” (no change) 

    Side 12’ 

Existing: 37’-0” (north) 

Proposed: 40-7” (north) 

Existing: 80’-0” (south) 

(no change) 

    Rear 40’ 

Existing: 185’-8” 

Proposed: 127’-0” 

PARKING AND DRIVEWAYS: 

      Garage Spaces 3 4  

DESIGN: 

      Architectural Style Spanish (Existing) Spanish (no change)  

 

CONDITIONAL USE PERMIT – Garage Exceeding 720 Square Feet  

 

The project site is currently improved with a two-story 4,828 square foot Spanish style house, a detached 

955 square foot three-car garage with an attached 685 square foot storage area, a 774 square foot guest 

house above the garage, and a 742 square foot pool house. The proposed first and second-story addition 

will result in a total of six bedrooms in the main structure and requires a three-car garage by Code. The 

applicant is requesting to demolish the existing attached storage area and construct an additional parking 

space within the existing garage to create a 1,055 square foot four-car garage. 

 

In examining a conditional use permit, the Planning Commission must make sure that all of the 

following legal findings can be met: 

 

That the establishment, maintenance or operation of the use or building applied for will not, under 

the circumstances of the particular case, be detrimental to the health, safety, peace, morals, comfort 

or general welfare of persons residing in or working in the area of such proposed use nor be 

detrimental or injurious to property or improvements in the neighborhood or to the general welfare of 

the City. 

 

The size and location of the proposed garage would not be detrimental to the health, safety, peace, and 

morals of the general public as it would not exceed the maximum allowed lot coverage and would not 

intensify the residential use on the property beyond what is typical for the surrounding neighborhood.  

The applicant is proposing to remove the existing attached storage space and would be reducing the 

overall size of the existing garage structure.  

 

That the site for the proposed conditional use is adequate in size and shape to accommodate the 

yards, walls and fences, parking and loading, landscaping and other development features prescribed 



 

in this Chapter or required by the Commission in order to integrate said conditional use with the land 

and uses in the neighborhood. 

 

The project site is more than sufficient in size to accommodate the proposed expansion of the garage. 

The garage will provide a 150 foot south side yard setback and maintain the existing north side yard 

setback. The proposed four-car garage would occupy well below one-third of the rear yard and also 

maintain the required ten foot separation between structures.  

 

That the proposed conditional use will not have a detrimental effect upon the nature, condition and 

development of nearby uses and buildings. 

 

Large accessory structures that are comparable in size are not uncommon within a 300-foot radius of the 

project site, in Area Districts II and IV. Staff finds that the proposed garage expansion will not have a 

detrimental effect on surrounding properties as it would also maintain adequate setbacks from adjacent 

neighbors.  

 

That the site for the proposed conditional use will relate to streets and highways adequate in width 

and pavement to carry the kind and quantity of traffic such use would generate. 

 

The proposed addition would not generate any additional traffic than what is typical for the existing 

residential use. It will not affect the amount of traffic along Virginia Road.     

 

DESIGN REVIEW – Second-Story Addition, Modification of Garage Visible From Public View 

 

In examining the design review requests, the Planning Commission must make sure that the condition 

will be consistent with the required findings for compatibility. Section 23.15.08 of the San Marino City 

Code states that the reviewing body shall approve the application if it finds all of the following to be 

true: 

 

1. That the proposed structure is compatible with the neighborhood, and  

2. That the proposed structure is designed and will be developed in a manner which balances the 

reasonable expectation of privacy of persons residing on contiguous properties with the reasonable 

expectations of the applicants to develop their property within the restrictions of this Code, 

3. In the case of a building addition, the proposal is compatible with the existing building which includes 

the rooflines, 

4. That the colors and materials are consistent and match the existing building or structure. 

 

The legal neighborhood consists of one and two-story structures in Spanish and Minimal Traditional 

styles. The project site is an interior lot, located at the center of the subject block, between two Spanish 

style residences. Staff finds that the proposed addition would be compatible with the legal 

neighborhood, as it maintains the Spanish style architecture of the existing structure as well as the other 

Spanish style homes along Virginia Road and Shenandoah Road. The addition would be a continuation 

of the existing home along the north elevation and located entirely at the rear, away from public view.  

 

The proposed addition would not pose any privacy concerns as the addition maintains at least 40 feet 

from the north property line and mitigates any major impacts to the north neighbor’s reasonable 

expectation of privacy. There is a great deal of existing mature landscaping on the subject property that 

also provides additional screening measures. 

 



 

The exterior colors and materials of the addition and the garage expansion will match those that are 

already existing and will be consistently carried throughout the addition. The proposed windows and 

roofing material are on the City’s Pre-Approved Materials lists. Staff can support the project with the 

condition that the single window shutter on Window ‘C’ on the first floor south elevation (laundry 

room) shall be removed, as it produces an awkward, imbalanced appearance.  
 

RECOMMENDATION: 

 

Staff recommends the Planning Commission approve Conditional Use Permit CUP17-24 and Design 

Review Case Nos. DRC17-75, DRC17-76 with the following condition:  

 

1. The single shutter on Window ‘C’ on the first floor south elevation shall be removed.  

 

Attachments:  Application 

Location/Radius Map 

   Neighbor response map 
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RESOLUTION NO. PCR18-09 

 

 

A RESOLUTION OF THE SAN MARINO PLANNING COMMISSION 

REGARDING THEIR DECISION TO DENY CASE NUMBERS CONDITIONAL 

USE PERMIT CUP18-02, AND DESIGN REVIEW CASE NUMBERS DRC18-27, 

DRC18-28 AND MASTER SIGN PROGRAM CASE NUMBER MSP18-02, A 

REQUEST TO CONSTRUCT A NEW ONE-STORY STRUCTURE 

CONTAINING UP TO FOUR COMMERCIAL UNITS AND A DRIVEWAY 

GATE AND WALLS ADJACENT TO A STREET, AND A MASTER SIGN 

PROGRAM FOR THE PROPERTY IDENTIFIED AS ASSESSOR PARCEL 

NUMBER 5324-027-036, AND LEGALLY DESCRIBED AS TRACT NO. 8687, 

LOTS 8 AND 9 AND WESTERLY 15 FEET OF LOT 10, CITY OF SAN MARINO, 

COUNTY OF LOS ANGELES. 

 

THE SAN MARINO PLANNING COMMISSION DOES HEREBY FIND, ORDER, 

AND RESOLVE AS FOLLOWS: 

 

SECTION 1. On April 24, 2018, an application for Conditional Use Permit and Design 

Review actions was submitted to the City of San Marino by Hassan Kheradmandan, on 

behalf of the Kheradmandan Family Trust. The applicant request to construct a new one-

story structure containing up to four commercial units, a driveway gate and walls 

adjacent to a street, and a master sign program for the property. This requires one 

conditional use permit, two design review actions, and a master sign program review in 

accordance with Sections 23.03.04(E)(1), 23.15.03(B), 23.15.03(F), and 23.12.04(D) of 

the San Marino City Code.   

 

SECTION 2. A legally noticed public hearing was conducted on May 23, 2018. Both 

oral and written testimony was presented to the Planning Commission. 

 

SECTION 3. The Planning Commission received and considered both oral and written 

testimony during the public hearings and considered all the evidence in the record of the 

City’s proceedings on the application as well as the evidence received and presented at 

the hearings. The following facts were presented to the Planning Commission: 

 

A. The subject property is zoned C-1, General Commercial. The property is 

located on the north side of Mission Street, between Las Flores Avenue and 

Euclid Avenue. The adjacent land uses include general commercial businesses 

to the east, west, and south, and single family homes zoned R-1, Area District 

VII to the north. 

 

B. The property contains 6,500 square feet of land and is currently vacant. The 

proposed project includes up to four commercial units and a parking area 

located north of the proposed structure.  

 

C. The proposed building size is 2,498 square feet of gross floor area and a 

covered 1,877 square feet breezeway at the center of the structure. 
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D. The project provides a surface level parking lot behind the structure with eight 

regular parking spaces and two compact spaces, separated by a 25-foot center 

aisle for vehicle turning area. The parking area is accessed through a 16-foot 

wide alley. The proposed parking comply with the parking ratio of one space 

for every two hundred fifty square feet for administrative offices and retail 

uses.   

 

E. The proposed architectural style is Traditional Mediterranean. The 

commercial units are separated by a covered breezeway located at the center 

of the structure. The building frontage comprises of arched openings and 

precast columns. A series of bi-folding doors are recessed from the arched 

openings to make the storefronts more inviting and create visual interest for 

pedestrians. The rear elevation provides consistent arched opening and precast 

column features with the addition of wrought iron railings separating the 

parking stalls and the structure.   

 

F. Adjacent businesses on the subject block include a fitness center, a dry 

cleaner, a retail shop, a photography studio, and administrative offices. The 

nature of the nearby businesses have a high customer turnover rate and these 

businesses access their parking through the same alleyway as the proposed 

project. 

 

SECTION 4. Pursuant to City Code Section 23.07.02, before any conditional use permit 

may be granted, it shall be demonstrated and the Planning Commission must find all of 

the following to be true: 

 

A. That the establishment, maintenance or operation of the use or building 

applied for will not, under the circumstances of the particular case, be 

detrimental to the health, safety, peace, morals, comfort or general welfare of 

persons residing in or working in the area of such proposed use nor be 

detrimental or injurious to property or improvements in the neighborhood or 

to the general welfare of the City; and 

 

B. That the site for the proposed conditional use is adequate in size and shape to 

accommodate the yards, walls and fences, parking and loading, landscaping 

and other development features prescribed in this Chapter or required by the 

Commission in order to integrate said conditional use with the land and uses 

in the neighborhood; and 

 

C. That proposed conditional use will not have a detrimental effect upon the 

nature, condition and development of nearby uses and buildings; and 

 

D. That the site for the proposed conditional use will relate to streets and 

highways adequate in width and pavement to carry the kind and quantity of 

traffic such use would generate. 

 

SECTION 5. In regards to the conditional use permit, the Planning Commission hereby 

makes the following findings:  
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A. The proposed project will have a detrimental effect to the neighborhood.  The 

proposed location of on-site parking spaces, and the ingress and egress of 

vehicles from the lot would create a visual clearance issue that would result in 

an unsafe condition for vehicles traveling on the alleyway. The proposed zero 

building setback from the structure to the east will cause water drainage issue 

from the proposed structure onto the east property.    

 

B. The proposed project would create a condition in which other elements of the 

property could not coexist.  The parking layout forces the trash enclosure and 

the sliding driveway gate in close proximity to residential structures across the 

alleyway. The driveway gate, located along the rear property line, limits the 

back-up area for the residential garage to the immediate north (1735 Euclid 

Avenue).     

 

C. The proposed use will have a detrimental effect on nearby residents and 

businesses due to additional vehicle circulation in the alleyway and increase 

of public parking demand on nearby streets.  

 

D. Nearby streets are sufficient in width to handle the anticipated traffic 

generated from the project, the increased traffic loads will cause congestion in 

the 16-foot wide alleyway, which is use by adjacent businesses on the block 

and the residential garages across the alleyway.  

 

SECTION 6. Pursuant to City Code Section 23.15.08, The Planning Commission shall 

approve the application if it finds all of the following to be true: 

 

A. That the proposed structure is compatible with the neighborhood, and 

 

B. That the proposed structure is designed and will be developed in a manner 

which balances the reasonable expectation of privacy of persons residing 

on contiguous properties with the reasonable expectations of the 

applicants to develop their property within the restrictions of this code, 

 

C. In the case of a building addition, the proposal is compatible with the 

existing building which includes the rooflines, 

 

D. That the colors and materials are consistent and match the existing 

building or structure. 

 

SECTION 7. In regards to the design review actions, the Planning Commission hereby 

makes the following findings:  

 

A. The proposed design is not compatible with adjacent commercial structures. 

The proposed design lacks architectural details and finishes that exist on 

adjacent structures on Mission Street that share similar architectural style.  

The proposed driveway gate and trash enclosure are inconsistent with 

development on adjacent properties in terms of design and locations.  
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B. The proposed design will not result in privacy and noise impacts on adjacent 

structures.  

 

C. The finding for building addition is not applicable to this project.  

 

D. The proposed exterior materials and color scheme are consistently applied 

throughout the project. Although the color scheme is similar to adjacent 

commercial structures on the block, the Commission was concern with the 

details of the floor and stucco finishes. 

 

E. The proposed blade signs on the rear elevation are not compatible with 

signage found on nearby businesses on Mission Street. Signage on the north 

elevation shall be removed from the project. The proposed blade signs on the 

south elevation (facing Mission Street) are appropriate for the structure, the 

signs are corresponding to the size, color and design for the structure.  

 

SECTION 8. Based upon the aforementioned findings in Section 7, the Planning 

Commission hereby denies CUP18-02, DRC18-27, DRC18-28 and MSP18-02. 

 

SECTION 9.  Pursuant to the Code of Civil Procedure Section 1094.6, any legal 

challenge to the decision of the Planning Commission, after a formal appeal to the City 

Council, must be made within 90 days after the final decision by the City Council. 

 

VOTE: AYES:  CHAIR BRODY, VICE-CHAIR CHENG,  

COMMISSIONER HSU, COMMISSIONER 

WRIGHT 

   NOES:  ALTERNATE COMMISSIONER OKAZAKI 

   ABSTAIN: NONE 

   ABSENT: COMMISSIONER VELAYOS 

 

CERTIFICATION 

 

I hereby certify the foregoing Resolution No. PCR18-09 is a true and complete record of 

the action taken by the Planning Commission of the City of San Marino, California at its 

regular meeting of May 23, 2018. 

 

PASSED, APPROVED AND ADOPTED on this 27th day of June, 2018. 

 

 

 

_____________________________ 

HOWARD BRODY, CHAIR 

 

ATTEST: 

 

 

__________________________ 

ALDO CERVANTES 

SECRETARY 
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RESOLUTION NO. PCR18-05 

 

A RESOLUTION OF THE CITY OF SAN MARINO PLANNING 

COMMISSION APPROVING CONDITIONAL USE PERMIT 

NUMBERS CUP17-33 CUP17-37 AND DESIGN REVIEW CASE 

NUMBERS DRC17-110, DRC17-111 AND DRC17-112, REQUEST 

TO CONSTRUCT A 1,050 SQUARE FOOT ONE-STORY 

ADDITION AT THE PROPERTY LOCATED AT 2395 ADAIR 

STREET, AND LEGALLY DESCRIBED AS TRACT # 8700 LOT 

124, CITY OF SAN MARINO, COUNTY OF LOS ANGELES. 

 

THE SAN MARINO PLANNING COMMISSION DOES HEREBY FIND, ORDER, 

AND RESOLVE AS FOLLOWS: 

 

Section 1. On December 15, 2017, an application for a Conditional Use 

Permit and Design Review action was submitted to the City of San Marino by Peter 

Wong. The applicant requests to construct a 1,050 square foot one-story addition with a 

new detached 651 square foot three-car garage, and a street-facing side yard pedestrian 

gate on the property located at 2395 Adair Street. This requires two conditional use 

permits and three design review actions in accordance with Sections 23.02.20(B), 

23.15.03(A)(1), 23.15.03(C) and 23.15.03(F) of the San Marino City Code.   

 

Section 2. The Planning Commission conducted a duly noticed public hearing 

on the application on May 23, 2018.  

  

Section 3. The Planning Commission received and considered both oral and 

written testimony during the public hearing and considered all the evidence in the record 

of the City’s proceedings on the application as well as the evidence received and 

presented at the hearings. The following facts were presented to the Planning 

Commission: 

 

A. The property is zoned R-1 Single-Family Residential, Area District V.  The 

property is located on the north side of Adair Street, west of Kenilworth 

Avenue. The site is bordered in all directions by single family homes in Area 

Districts V and VI. 

 

B. The property contains 16,617 square feet of land and is improved with a one-

story residence and an attached three-car garage constructed in 1941.  

 

C. The applicant submitted an application for Conditional Use Permits CUP17-

33, CUP17-37 and Design Review Case No. DRC17-110, DRC17-111, and 

DRC17-112 on December 15, 2017. The application was deemed complete on 

February 26, 2018. 

 

D. The Planning Commission conducted a duly noticed public hearing on the 

application on March 28, 2018 and granted a continuance to provide the 

applicant with additional time to complete project revisions.  
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E. The proposed 1,050 square foot one-story addition with a new detached 651 

square foot three-car garage will exceed the maximum allowed livable area 

and lot coverage on the property, but provides the required side and rear yard 

setbacks. 

 

F. The proposed street-facing side yard pedestrian gate is compatible with the 

overall design of the residence and meets setback requirements. 

 

Section 4. The Planning Commission hereby finds as follows with respect to 

the application for Conditional Use Permit Case Nos. CUP 17-33 and CUP17-37:  

 

A. Pursuant to San Marino City Code Section 23.02.20(B), the Planning 

Commission finds that the proposed one-story addition and new detached 

three-car garage will not have a detrimental effect on the general welfare of 

the City. The proposed addition to the existing residence should fully comply 

with development standards consistent with requirements imposed on other 

development projects.  

 

B. The site is adequate in size and shape to accommodate development features 

typically associated with a one-story addition and new detached three-car 

garage on a corner lot. The project provides side and rear yard setbacks that 

meet and exceed the minimum code requirement. 

 

C.  The request to construct a one-story addition and new detached three-car 

garage will not have a detrimental effect upon the nature, condition, and 

development of nearby uses. 

 

D.  The proposed addition will not generate any additional traffic than what is 

typical for a residential use.  

 

Section 5. The Planning Commission hereby finds as follows with respect to 

the application for Design Review Case Nos. DRC17-110, DRC17-111, and DRC17-112: 

 

A. Pursuant to San Marino City Code Sections 23.15.03(A)(1), 23.15.03(C) and 

23.15.03(F), the Planning Commission finds that the proposed one-story 

addition, new detached three-car garage, and street-facing side yard gate are 

compatible with the neighborhood as there are several other properties with 

similar architectural features and side yard gates.  

 

B. The proposed project would not impact the privacy of neighboring properties 

as it maintains and exceeds the minimum required setbacks from the property 

lines. 

 

C. The proposed project is compatible with the existing house. The addition will 

match the existing house and new detached garage while complementing the 

current architectural style.  
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D. The color and style of the proposed addition is compatible with the existing 

Minimal Traditional style house. 

 

E. The proposed project is found to be exempt from the provisions of the 

California Environmental Quality Act pursuant to State CEQA Guidelines 

Section 15301(e)(1), because the project is an addition to an existing structure.  

 

Section 7. Based upon the foregoing findings in Sections 4 and 5, the 

Planning Commission hereby approves Conditional Use Permit Nos. CUP17-33, 

CUP17-37 and Design Review Case No. DRC17-110, DRC17-111, and DRC17-112. 
 

Section 8.  Pursuant to the Code of Civil Procedure Section 1094.6, any legal 

challenge to the decision of the Planning Commission, after a formal appeal to the City 

Council, must be made within 90 days after the final decision by the City Council. 

 

 

VOTE: AYES: CHAIR BRODY, VICE-CHAIR CHENG, 

COMMISSIONER WRIGHT, COMMISSIONER HSU, 

ALTERNATE COMMISSIONER OKAZAKI    

   NOES: NONE   

   ABSTAIN: NONE 

   ABSENT: COMMISSIONER VELAYOS 

 

CERTIFICATION 

 

I hereby certify the foregoing Resolution No. PCR18-05 is a true and complete record of 

the action taken by the Planning Commission of the City of San Marino, California at its 

regular meeting of May 23, 2018. 

 

PASSED, APPROVED, AND ADOPTED on this 27th day of June, 2018. 

 

 

      _________________________ _  

      HOWARD BRODY, 

Chairman, San Marino Planning 

Commission 

 

 

ATTEST: 

 

 

       

ALDO CERVANTES,    

Secretary, San Marino Planning Commission 
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RESOLUTION NO. PCR18-06 

 

A RESOLUTION OF THE CITY OF SAN MARINO PLANNING 

COMMISSION APPROVING CONDITIONAL USE PERMIT 

NUMBERS CUP17-30, CUP17-38 AND DESIGN REVIEW CASE 

NUMBER DRC17-107, REQUEST TO CONSTRUCT A 1,660 

SQUARE FOOT ONE-STORY ADDITION AT THE PROPERTY 

LOCATED AT 2920 DUARTE ROAD, AND LEGALLY 

DESCRIBED AS SUB # 3 OF THE SUNNY SLOPE ESTATE LOT 

COM AT SOUTHEAST CORNER OF RESERVOIR LOT IN 

BLOCK 17TH N 89 43' W 65 FT TH N 0 20'30 W TO SOUTH LINE 

OF SUBDIVISION #3 OF THE SUNNY SLOPE ESTATE, CITY OF 

SAN MARINO, COUNTY OF LOS ANGELES. 

 

THE SAN MARINO PLANNING COMMISSION DOES HEREBY FIND, ORDER, 

AND RESOLVE AS FOLLOWS: 

 

Section 1. On October 30, 2017, an application for a Conditional Use Permit 

and Design Review action was submitted to the City of San Marino by Eddie Osuch. The 

applicant requests to construct a 1,660 square foot one-story addition at the property 

located at 2920 Duarte Road. This requires two conditional use permits and one design 

review action in accordance with Sections 23.02.20(B) and 23.15.03(A)(1) of the San 

Marino City Code.   

 

Section 2. The Planning Commission conducted a duly noticed public hearing 

on the application on May 23, 2018.  

  

Section 3. The Planning Commission received and considered both oral and 

written testimony during the public hearing and considered all the evidence in the record 

of the City’s proceedings on the application as well as the evidence received and 

presented at the hearings. The following facts were presented to the Planning 

Commission: 

 

A. The property is zoned R-1 Single-Family Residential, Area District VII.  The 

property is located on the south side of Duarte Road between Hilliard Drive 

and Rose Avenue. The site is bordered in all directions by single family 

homes in Area District VII. 

 

B. The property contains 15,402 square feet of land and is improved with a one-

story residence and a detached two-car garage constructed in 1922.  

 

C. The applicant submitted an application for Conditional Use Permits CUP17-

30, CUP17-38 and Design Review Case No. DRC17-107 on October 30, 

2017. The application was deemed complete on April 30, 2018. 

 

D. The proposed 1,660 square foot one-story addition will exceed the maximum 

allowed livable area and lot coverage on the property, but provides the 

required side and rear yard setbacks. 
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Section 4. The Planning Commission hereby finds as follows with respect to 

the application for Conditional Use Permit Case Nos. CUP 17-30 and CUP17-38:  

 

A. Pursuant to San Marino City Code Section 23.02.20(B), the Planning 

Commission finds that the proposed one-story addition will have a detrimental 

effect on the general welfare of the City. The proposed addition to the existing 

residence does not comply with City development standards and would 

potentially create a dangerous precedent of allowing other applicants to 

exceed the maximum allowed square footage on properties.  

 

B. The site is adequate in size and shape to accommodate development features 

typically associated with a one-story addition. The project provides side and 

rear yard setbacks that meet the minimum Code requirement. 

 

C.  The request to construct a one-story addition that exceeds the maximum 

allowed square footage will have a detrimental effect upon the nature, 

condition, and development of nearby uses. Allowing this development 

pattern of exceeding maximum allowed square footage would impact the 

peace, morals, and comfort of nearby properties.  

 

D.  The proposed addition will not generate any additional traffic than what is 

typical for a residential use.  

 

Section 5. The Planning Commission hereby finds as follows with respect to 

the application for Design Review Case No. DRC17-107: 

 

A. Pursuant to San Marino City Code Sections 23.15.03(A)(1), the Planning 

Commission finds that the proposed one-story addition and exterior 

modifications would not be compatible with the neighborhood as there are no 

true Spanish architectural elements in the design of the home. Therefore, it 

would not be compatible with the neighborhood, as it replicates an 

unauthentic architectural style in comparison to the Minimal Traditional style 

homes that currently exist on the street.   

 

B. The proposed project would not impact the privacy of neighboring properties 

as it maintains the minimum required setbacks from the property lines. 

 

C. The proposed project is not compatible with the existing house. The addition 

does not complement the Minimal Traditional style.  

 

D. The proposed project is found to be exempt from the provisions of the 

California Environmental Quality Act pursuant to State CEQA Guidelines 

Section 15301(e)(1), because the project is an addition to an existing structure.  

 

Section 7. Based upon the foregoing findings in Sections 4 and 5, the 

Planning Commission hereby denies Conditional Use Permit Nos. CUP17-30, CUP17-

38 and Design Review Case No. DRC17-107. 
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Section 8.  Pursuant to the Code of Civil Procedure Section 1094.6, any legal 

challenge to the decision of the Planning Commission, after a formal appeal to the City 

Council, must be made within 90 days after the final decision by the City Council. 

 

 

VOTE: AYES: CHAIR BRODY, VICE-CHAIR CHENG, 

COMMISSIONER WRIGHT, COMMISSIONER HSU   

   NOES: ALTERNATE COMMISSIONER OKAZAKI  

   ABSTAIN: NONE 

   ABSENT: COMMISSIONER VELAYOS 

 

CERTIFICATION 

 

I hereby certify the foregoing Resolution No. PCR18-05 is a true and complete record of 

the action taken by the Planning Commission of the City of San Marino, California at its 

regular meeting of May 23, 2018. 

 

PASSED, APPROVED, AND ADOPTED on this 27th day of June, 2018. 

 

 

 

      _________________________ _  

      HOWARD BRODY, 

Chairman, San Marino Planning 

Commission 

 

 

ATTEST: 

 

 

       

ALDO CERVANTES,    

Secretary, San Marino Planning Commission 
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RESOLUTION NO. PCR18-07 

 

A RESOLUTION OF THE CITY OF SAN MARINO PLANNING 

COMMISSION APPROVING CONDITIONAL USE PERMIT 

NUMBERS CUP17-29 AND DESIGN REVIEW CASE NUMBER 

DRC17-113, REQUEST TO CONSTRUCT A SECOND STORY 

ADDITION AT THE PROPERTY LOCATED AT 1055 

SHERWOOD ROAD, AND LEGALLY DESCRIBED AS PARCEL 

MAP AS PER BK 150 PAGE 55 OF PARCEL MAP LOT 1, CITY 

OF SAN MARINO, COUNTY OF LOS ANGELES. 

 

THE SAN MARINO PLANNING COMMISSION DOES HEREBY FIND, ORDER, 

AND RESOLVE AS FOLLOWS: 

 

Section 1. On November 22, 2017, an application for a Conditional Use 

Permit and Design Review action was submitted to the City of San Marino by Dennis 

Smith. The applicant requests to construct a 231 square foot second-story addition at the 

property located at 1055 Sherwood Road. The addition would exceed the maximum 

allowed livable area. This requires one conditional use permit and one design review 

action in accordance with Sections 23.02.20B and 23.15.03A(2). 

 

Section 2. The Planning Commission conducted a duly noticed public hearing 

on the application on May 23, 2018.  

  

Section 3. The Planning Commission received and considered both oral and 

written testimony during the public hearing and considered all the evidence in the record 

of the City’s proceedings on the application as well as the evidence received and 

presented at the hearings. The following facts were presented to the Planning 

Commission: 

 

A. The property is zoned R-1 Single-Family Residential, Area District V.  The 

property is located on the north side of Sherwood Road, east of South Oak 

Knoll Avenue. The site is bordered in all directions by single family homes in 

Area District V. 

 

B. The property contains 11,938 square feet of land and is improved with a one-

story residence and an attached two-car garage constructed in 1984.  

 

C. The applicant submitted an application for Conditional Use Permits CUP17-

29 and Design Review Case No. DRC17-113 on November 22, 2017. The 

application was deemed complete on May 1, 2018. 

 

D. The proposed 231 square foot second-story addition will exceed the maximum 

allowed livable area on the property, but provides the required side and rear 

yard setbacks. 

 

Section 4. The Planning Commission hereby finds as follows with respect to 

the application for Conditional Use Permit Case Nos. CUP 17-29:  
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A. Pursuant to San Marino City Code Section 23.02.20(B), the Planning 

Commission finds that the proposed second-story addition will have a 

detrimental effect on the general welfare of the City. The proposed addition to 

the existing residence does not comply with City development standards and 

would potentially create a dangerous precedent of allowing other applicants to 

further exceed the maximum allowed square footage on properties.  

 

B. The site is adequate in size and shape to accommodate development features 

typically associated with a second-story addition. The project provides side 

and rear yard setbacks that meet the minimum Code requirement. 

 

C.  The request to construct a second-story addition to a structure that already 

exceeds the maximum allowed square footage will have a detrimental effect 

upon the nature, condition, and development of nearby uses. Allowing this 

development pattern of exceeding maximum allowed square footage would 

impact the peace, morals, and comfort of nearby properties.  

 

D.  The proposed addition will not generate any additional traffic than what is 

typical for a residential use.  

 

Section 5. The Planning Commission hereby finds as follows with respect to 

the application for Design Review Case No. DRC17-113: 

 

A. Pursuant to San Marino City Code Section 23.15.03A(2), the Planning 

Commission finds that the proposed second-story addition would be 

compatible with the neighborhood as there are other two-story structures in 

the legal neighborhood. 

 

B. The proposed project would not impact the privacy of neighboring properties 

as it maintains the minimum required setbacks from the property lines. 

 

C. The proposed project can be found compatible with the existing structure, as 

all materials and colors will match existing.   

 

D. The proposed project is found to be exempt from the provisions of the 

California Environmental Quality Act pursuant to State CEQA Guidelines 

Section 15301(e)(1), because the project is an addition to an existing structure.  

 

Section 7. Based upon the foregoing findings in Sections 4 and 5, the 

Planning Commission hereby denies Conditional Use Permit Nos. CUP17-29 and 

Design Review Case No. DRC17-113. 
 

Section 8.  Pursuant to the Code of Civil Procedure Section 1094.6, any legal 

challenge to the decision of the Planning Commission, after a formal appeal to the City 

Council, must be made within 90 days after the final decision by the City Council. 
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VOTE: AYES: COMMISSIONER WRIGHT, COMMISSIONER HSU, 

ALTERNATE COMMISSIONER OKAZAKI   

   NOES: CHAIR BRODY, VICE-CHAIR CHENG 

   ABSTAIN: NONE 

   ABSENT: COMMISSIONER VELAYOS 

 

CERTIFICATION 

 

I hereby certify the foregoing Resolution No. PCR18-07 is a true and complete record of 

the action taken by the Planning Commission of the City of San Marino, California at its 

regular meeting of May 23, 2018. 

 

PASSED, APPROVED, AND ADOPTED on this 27th day of June, 2018. 

 

 

 

      _________________________ _  

      HOWARD BRODY, 

Chairman, San Marino Planning 

Commission 

 

 

ATTEST: 

 

 

       

ALDO CERVANTES,    

Secretary, San Marino Planning Commission 



RESOLUTION NO PCR-18-08 
 

A RESOLUTION OF THE CITY OF SAN MARINO PLANNING 
COMMISSION OF THE CITY OF SAN MARINO DENYING AN 
APPEAL OF THE DESIGN REVIEW COMMITTEE’S DENIAL OF 
DRC18-07, REGARDING THE REPLACEMENT OF ROOF 
MATERIAL PROPOSED FOR PROPERTY LOCATED AT 1225 
OAKWOOD DRIVE 

 
THE SAN MARINO PLANNING COMMISSION DOES HEREBY FIND, ORDER, 
AND RESOLVE AS FOLLOWS: 
 
SECTION 1. An appeal of the Design Review Committee’s decision to deny DRC18-07 
was filed on April 20, 2018 by Julio Dubon.  The Design Review Committee denied a 
request to apply a Timberline GAF Composition shingle roof material at 1225 Oakwood 
Drive.   Because the proposed roofing material is not on the City’s pre-approved roof 
material list, design review is required per Section 23.15.03.E of the San Marino City 
Code. 
 
SECTION 2. A legally noticed public hearing was conducted before the Planning 
Commission on May 23, 2018.  Oral and written testimony was presented to the Planning 
Commission. 
 
SECTION 3. The following facts were presented to the Planning Commission: 
 

A. The applicant  proposes to maintain an un-permitted Timberline GAF 
Composition shingles roof material, a material not on the City’s pre-
approved roof material list. 

 
B. Most homes in the legally-defined neighborhood presently have roofs 

covered with wood shake or a simulated wood shake. 
 

C. The applicant has the choice to choose several roof materials from the 
City’s list without need of design review, but chose to select a product not 
on the list. 

 
SECTION 4. The Planning Commission hereby makes the following findings: 
 

A. The characteristics of the Minimal Traditional style are exhibited mostly 
through the low to medium roof pitch, the natural wood roof and the one-
story design.  The neighborhood was developed with most of the homes 
exhibiting characteristics of the Minimal Traditional and Ranch style.  
Similar characteristics in style and form are found in the surrounding 
neighborhood.  The use of natural wood shingles, wood shake roofs and 
simulated wood roofs is evident in the area.  In addition, these existing 
roofs are of natural colors.  The pitch of the roofs varies from low pitch to 



high pitched roofs.  The homes with medium and high pitched roofs are 
more visible in terms of the roofing material.  The subject site has a 
medium pitch, which would make the proposed composition shingle 
visible from the street.  The proposed roof material is incompatible with 
the house.  The lack of visible texture and definition results in an inferior 
appearance than what currently exists on the house and garage.  There 
would be a pronounced transition in change from the existing wood roof to 
the proposed fiberglass shingle product.  Based on these facts, the 
proposed roofing material is not compatible with the legal neighborhood. 

 
B. The roof material application was incompatible with the neighborhood.  

The majority of the neighborhood as defined by the City Code, were 
natural wood roofs or roofs that simulated wood.  

 
SECTION 5. Based upon the inability to satisfy the legally required findings per Section 
23.15.08.A and 23.15.03.E of the San Marino City Code, the Planning Commission 
hereby denies the appeal of the Design Review Committee’s decision on DRC Case No. 
18-07. 
 
PASSED, APPROVED, AND ADOPTED this 27th day of June, 2018. 
 
 
 
            
       __________________________ 
       Howard Brody, Chairman 
 
 
 
 
ATTEST: 
 
 
 
___________________________ 
Aldo Cervantes, Secretary 
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