
 

 

 
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

 
DATE: July 22, 2021 
 
TO: BOARD OF ZONING APPEALS 
 
FROM: LUIS ROCHA, ZONING ADMINISTRATOR 
 
SUBJECT: APPEAL OF HEARING OFFICER’S DECISION: 
 MODIFICATION TO CONDITIONAL USE PERMIT #6740 
 1253 AND 1217 EAST COLORADO BOULEVARD 
___________________________________________________________________________ 
 
RECOMMENDATION: 
 
It is recommended that the Board of Zoning Appeals: 
 

1. Adopt the Environmental Determination, that the project is exempt from environmental 
review pursuant to the guidelines of the California Environmental Quality Act (Public 
Resources Code §21080(b)(9); Administrative Code, Title 14, Chapter 3, §15301, Class 
1, Existing Facilities), and there are no features that distinguish this project from others in 
the exempt class; therefore there are no unusual circumstances. Class 1 exempts the 
operation, permitting, licensing or minor alteration of existing structures where there is 
negligible or no expansion of the use. The proposed modification of CUP #6740 to permit 
a banquet hall with extended hours, shared parking both on- and off-site and a valet 
parking service, is considered a negligible expansion of a commercial use; and, 
 

2. Overturn the Hearing Officer’s decision and approve the Modification to Conditional Use 
Permit #6740. 

 
EXECUTIVE SUMMARY: 
 
On April 7, 2021, the Hearing Officer considered, at its regularly noticed hearing, the Modification 
to Conditional Use Permit #6740. The Modification to the Conditional Use Permit (Mod CUP) 
application was requested to allow to allow the establishment of a Club, Lodge and Private Meeting 
Hall land use (banquet hall) in conjunction with an approved Adult Day Care use, when the adult 
day care use is not open. At the time, the proposed banquet hall requested the hours of operation 
of 3:00 p.m. to 2:00 a.m., daily. The proposed use as a banquet hall required 41 parking spaces. 
In order to accommodate the required parking, the applicant proposed a shared parking agreement 
with the approved Adult Day Care land use for the 12 on-site parking spaces and an off-site shared 
parking agreement with the commercial parking lot at 1217 E. Colorado Boulevard for the 
remaining 29 required parking spaces for the use. In addition, to facilitate parking, the applicant 
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proposed a valet parking station on-site to park vehicles at the parking lot located at 1217 E. 
Colorado Boulevard. 
 
Specifically, the applicant had requested:  
 

1) Conditional Use Permit to allow a Club, Lodge and Private Meeting Hall use within the 
ECSP-CG-1 (East Colorado Specific Plan, Commercial General, Mid-City subdistrict) 
zoning district to establish the banquet hall for private events;  

 
2) Conditional Use Permit to allow the extended hours of operation for the proposed Club, 

Lodge and Private Meeting Hall from 3:00 p.m. to 2:00 a.m., daily, in lieu of the permitted 
hours of 7:00 a.m. to 10:00 p.m., daily, when adjacent to a residential zoning district; 

 
3) Minor Conditional Use Permit to allow shared parking both on-site and off-site at 1217 E. 

Colorado Boulevard between the previously approved land use (Adult Day Care) and the 
proposed land use (Club, Lodge and Private Meeting Hall); and 

 
4) Minor Conditional Use Permit to allow valet parking on-site in conjunction with the Club, 

Lodge and Private Meeting Hall land use. 
 
Staff’s recommendation to the Hearing Officer was to disapprove Mod CUP 6740. Staff assessed 
the proposed project, and, based on the analyses of the proposed operations, concluded that the 
findings necessary for approving the modification to CUP #6740 could not be made. Specifically, 
staff had concerns regarding the proposed hours of operation, daily utilization of the site for 
events, and the location of the valet-station. At the conclusion of the public hearing, and after 
public testimony, the Hearing Officer disapproved the Modification to Conditional Use Permit 
#6740 (Attachment C) as recommended by staff. 
 
On April 19, 2021, the applicant, FE Design, filed an appeal with the Board of Zoning Appeals, of 
the Hearing Officer’s decision (Attachment E). The appeal included a list of volunteered 
operational conditions of approval to address issues regarding impacts to adjacent uses. On May 
18, 2021, the applicant submitted a revised project description in response to the Hearing Officer 
decision. As it relates to consideration of submitted application and plans, pursuant to 
17.72.070.2.c, changes to the original submittal to address objections of the review authority need 
not be the subject of a new application, and therefore the Board of Zoning Appeals may review 
the redesigned project.  
 
As a result, the project description that is the subject of this appeal has been revised to include 
the following requests:  
 

1) Conditional Use Permit to allow a Club, Lodge and Private Meeting Hall use within the 
ECSP-CG-1 (East Colorado Specific Plan, Commercial general, Mid-City subdistrict) 
zoning district to establish a banquet hall for private events;  

 
2) Conditional Use Permit to allow the extended hours of operation for the proposed Club, 

Lodge and Private Meeting Hall from 3:00 p.m. to 11:00 p.m., Thursday, from 3:00 p.m. to 
12:00 a.m., Friday and Saturday and from 3:00 p.m. to 9:00 p.m., Sunday, in lieu of the 
permitted hours of 7:00 a.m. to 10:00 p.m., daily, when adjacent to a residential zoning 
district;  
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3) Minor Conditional Use Permit to allow shared parking on-site between the previously 
approved land use (Adult Day Care) and the proposed land use (Club, Lodge and Private 
Meeting Hall) and off-site between the proposed land use and the Commercial Off-Street 
Parking Lot at 1217 E. Colorado Boulevard; and 

 
4) Minor Conditional Use Permit to allow valet parking off-site at 1217 E. Colorado Boulevard 

in conjunction with the Club, Lodge and Private Meeting Hall land use. 
 
The hearing before the Board of Zoning Appeals is a de novo hearing where the Board has no 
obligation to honor the prior decision and has the authority to make a different decision than the 
Hearing Officer. 
 
Based on the additional analysis of the revised project, and the recommended Conditions of 
Approval (Attachment B), Staff recommends that the Board of Zoning Appeals overturn the 
Hearing Officer’s April 7, 2021, decision and approve the Modification to Conditional Use Permit 
#6740, based on the findings provided in Attachment A and conditions provided in Attachment B.   
 
BACKGROUND: 
 
Conditional Use Permit #6740 
 
Conditional Use Permit #6740 was approved by the Hearing Officer on June 19, 2019, and 
approved an Adult Day Care land use. The applicant is in the process of renovating the building 
to accommodate the approved use. The adult day care use was approved with the hours of 
operation of 8:00 a.m. to 3:00 p.m., Monday through Friday, and would accommodate the 12 
required parking spaces on-site in the parking garage in the building.  
 
The applicant proposes to accommodate the adult day care and banquet hall uses by 
rehabilitating the existing structure through an interior remodel. No additional square-footage is 
proposed and there are no exterior changes proposed. The 7,190 square-foot ground floor would 
be improved with rooms specifically designed for the Adult Day Care land use (e.g. rooms devoted 
to therapy, social work, nursing or quiet), a shared kitchen and a large open space that would be 
used for both the Adult Day Care and banquet hall uses. The 840 square-foot mezzanine would 
consist of three offices for staff members, two of which would be for the banquet hall use, and 
one for the day care use. Primary entries to the facility would be available from both the south 
side of the building on Colorado Boulevard and the east side of the building on Chester Avenue. 
There is also an entrance from the interior of the facility into the parking garage. The delivery 
loading zone is located to the north of the garage.  
 
Existing Site Characteristics: 
 
The project site is comprised of two parcels: 1) APN #5738-020-001 at 1253 E. Colorado 
Boulevard, which is developed with a commercial building; and, 2) APN #5738-020-021 at 1217 
E. Colorado Boulevard, which is developed as a Commercial Off-Street Parking lot.  
 
The previously approved Adult Day Care land use and proposed Club, Lodge and Private Meeting 
Hall use would occupy the existing building at 1253 E. Colorado Boulevard, which is located on 
the northwest corner of E. Colorado Boulevard and N. Chester Avenue. The approximate 13,240 
square-foot corner site is currently improved with a one-story, 8,030 square-foot building, 
including an 840 square-foot mezzanine, an attached, 5,475 square-foot above-grade enclosed 
parking garage with 12 parking spaces and an unenclosed loading space outside the garage 
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along the north property line. Existing vehicular access is available from N. Chester Avenue via a 
one-way entry vehicular pathway into the garage and a one-way vehicular pathway out through 
an opening on the side of the garage to the loading area and out onto Chester Avenue. The 
property was previously occupied by a retail sales use (furniture store) and is currently being 
renovated to function as an adult day care.  
The approximate 13,050 square-foot property at 1217 E. Colorado Boulevard is approximately 
125 feet to the west of 1253 E. Colorado Boulevard and is located on the northeast corner of E. 
Colorado Boulevard and N. Michigan Avenue. The property is currently used as a Commercial 
Off-Street Parking lot (land use) with 36 parking spaces and a 766 square-foot storage/office 
building for the property owner. The commercial parking lot is open to the public for parking with 
a fee and is not currently tied to any specific building or land use 
 
Adjacent Uses: 
 
North – Multi-Family Residences 
South – Commercial (Retail, Massage Therapy, Office and Food Sales)  
East – Commercial (Retail) and Religious Facility (Church) with a preschool 
West – Commercial (Retail), Office (Military recruitment office), and a Motel 
 
Adjacent Zoning: 
 
North – RM-16-PK (Multi-family Residential, 0-16 Units per Acre, Parking Overlay District) and 

ECSP-CG-1 (East Colorado Specific Plan, Commercial General, Mid-City subdistrict) 
South – ECSP-CG-1 (East Colorado Specific Plan, Commercial General, Mid-City subdistrict) 
East – ECSP-CG-1 (East Colorado Specific Plan, Commercial General, Mid-City subdistrict) 
West – ECSP-CG-1 (East Colorado Specific Plan, Commercial General, Mid-City subdistrict) 

and ECSP-CG-1-AD-2 (East Colorado Specific Plan, Commercial General, Mid-City 
subdistrict, Alcohol Overlay District 2) 

 
Previous Cases on the Site: 
 
Conditional Use Permit #6740: To establish an Adult Day Care land use within an existing 
7,650 square-foot commercial building. Approved June 19, 2019. 
 
Variance #11165: To establish a retail use in an existing building with 12 parking spaces, less 
than what was required. Approved May 17, 1994. 

 
HEARING OFFICER PUBLIC HEARING: 
 
On September 24, 2019, the applicant, FE Design and Consulting, on behalf of Artush 
Karapetyan, submitted a Modification to Conditional Use Permit #6740 in order to allow the 
establishment of a Club, Lodge and Private Meeting Hall land use (banquet hall) in conjunction 
with an approved Adult Day Care use, when the adult day care use is not open.  The originally 
filed application for the banquet hall, as presented to the Hearing Officer on April 7, 2021, included 
the following requests: 
 

1) Conditional Use Permit to allow a Club, Lodge and Private Meeting Hall use within the 
ECSP-CG-1 (East Colorado Specific Plan, Commercial general, Mid-City subdistrict) 
zoning district to establish a banquet hall for private events; 
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2) Conditional Use Permit to allow the extended hours of operation of 3:00 p.m. to 2:00 a.m., 
daily, in lieu of the permitted hours of 7:00 a.m. to 10:00 p.m., daily; 

 
3) Minor Conditional Use Permit to allow shared parking both on-site and off-site at 1217 E. 

Colorado Boulevard between the previously approved land use (Adult Day Care) and the 
proposed land use (Club, Lodge and Private Meeting Hall); and,  

 
4) Minor Conditional Use Permit to allow valet parking on-site in conjunction with the proposed 

Club, Lodge and Private Meeting Hall land use. 
 
Hearing 
 
The application was presented to the Hearing Officer at a public hearing on April 7, 2021.  Staff’s 
recommendation to the Hearing Officer was to disapprove the Modification to Conditional Use 
Permit #6740, as Staff determined that all the required findings for the Modification to Conditional 
Use Permit could not be made. As proposed, staff found that the hours of operation until 2:00 
a.m., daily, and placing the valet station on-site would have negatively impacted the general 
welfare of the surrounding area and would not be a compatible land use with the adjacent 
residential neighborhood. Staff found that approval of the proposed project, specifically with the 
on-site valet station accessible from Chester Avenue, would create queuing, parking, traffic, 
safety concerns and noise for the surrounding residential neighborhood as a result of customers 
congregating to retrieve their vehicle late into the evening.  
 
During the Hearing Officer hearing, the applicant provided a presentation of the project and spoke 
in favor of the project. There were 14 public comments, eight in support and six in opposition of 
the project, received prior to or at the Hearing Officer hearing, including two letters of support from 
the applicant’s security and sound engineer contractors. Also included were 48 letters of support 
submitted by the applicant. These comments have been provided to the Board of Zoning Appeals. 
The primary concerns raised in the public comments in opposition were about noise, hours of 
operation, parking, traffic and safety. 
 
In response to public comments, the Hearing Officer acknowledged the concerns and discussed 
them in relation to staff’s recommendation. At the conclusion of public testimony, the Hearing 
Officer disapproved the Modification to Conditional Use Permit #6740, as recommended by staff. 
This decision was based on the findings in Attachment C (Hearing Officer Decision letter). To 
supplement the decision, the Hearing Officer provided an addendum with explanation for 
disapproval of the application (Attachment F). 
 
APPEAL: 
 
On April 19, 2021, the applicant, FE Design, filed an appeal (Attachment E) application to the 
Board of Zoning Appeals citing a disagreement with the decision of the Hearing Officer. The 
appellant cites the following reasons for the appeal: 
 

1. Hearing Officer failed to comply with the Zoning Code by not utilizing the tools available 
to him through the Conditional Use Permit process.  

2. Hearing Officer failed to consider evidence or operational changes presented by the 
applicant, 

3. The Hearing Officer failed to note that this project will meet the findings in that it will be 
beneficial to public health and safety, will increase property values, and will increase the 
aesthetic appeal of the neighborhood. 
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4. The idea of a banquet hall next to residential uses is neither novel nor uncommon in the 
City of Pasadena. 

 
As part of the appeal application, the applicant provided a list of volunteered operational 
conditions of approval to address issues regarding impacts to adjacent uses. 
 
Revised Plans 
 
On May 18, 2021, subsequent to the Hearing Officer’s decision to disapprove the application, and 
the filing of the subject appeal, the applicant submitted revised plans and operational changes to 
address the concerns and issues that were raised at the public hearing regarding queuing, hours 
of operation, parking, traffic, noise and safety. As it relates to consideration of submitted 
application and plans, pursuant to 17.72.070.2.c, changes to the original submittal to address 
objections of the review authority need not be the subject of a new application, and therefore the 
Board of Zoning Appeals may review the redesigned project.  
 
The revised project consists of reduced number of days and hours from the originally proposed 
hours of 3:00 p.m. to 2:00 a.m., daily. In addition, the revised project includes the relocation of 
the valet station to the off-site parking lot at 1217 E. Colorado Boulevard. As a result of the new 
description, staff has reviewed the revised description and conducted the following analysis. 
 
Revised Project Description 
 
The project specifically includes the following requests: 
 

1) Conditional Use Permit to allow a Club, Lodge and Private Meeting Hall use within the 
ECSP-CG-1 (East Colorado Specific Plan, Commercial general, Mid-City subdistrict) 
zoning district to establish a banquet hall for private events; 

 
2) Conditional Use Permit to allow the extended hours of operation for the proposed Club, 

Lodge and Private Meeting Hall from 3:00 p.m. to 11:00 p.m., Thursday, from 3:00 p.m. to 
12:00 a.m., Friday and Saturday and from 3:00 p.m. to 9:00 p.m., Sunday, in lieu of the 
permitted hours of 7:00 a.m. to 10:00 p.m., daily, when adjacent to a residential zoning 
district; 

 
3) Minor Conditional Use Permit to allow shared parking on-site between the previously 

approved land use (Adult Day Care) and the proposed land use (Club, Lodge and Private 
Meeting Hall) and off-site between the proposed land use and the Commercial Off-Street 
Parking Lot at 1217 E. Colorado Boulevard; and 

 
4) Minor Conditional Use Permit to allow valet parking off-site at 1217 E. Colorado Boulevard 

in conjunction with the Club, Lodge and Private Meeting Hall land use. See table below for 
a comparison of the original and revised project description. 

 
The following table (next page) provides a side-by-side comparison of the original application 
request and the revised application. 
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Entitlement Original Application Revised Application 

CUP: Hours of 
Operation 

3:00 p.m. to 2:00 a.m., daily 

3:00 p.m. to 11:00 p.m., Thursday; 
3:00 p.m. to 12:00 a.m., Friday and 
Saturday  
3:00 p.m. to 9:00 p.m., Sunday 
Closed: Monday - Wednesday 

MCUP: Shared 
Parking 

Shared parking for the 41 required 
parking spaces on-site with the Adult 
Day Care use and off-site at 1217 E. 
Colorado Boulevard 

No change 

MCUP: Valet 
Valet station on-site, accessed from 
Chester Avenue 

Valet station located off-site at 1217 
E. Colorado Boulevard 

 
 
ANALYSIS: 
 
Modification to Conditional Use Permit #6740: To establish a Club, Lodge and Private Meeting 
Hall use  
 
Pursuant to Zoning Code Section 17.64.050 (Changes to an Approved Project), a major 
modification to an approved project can be approved by the Board of Zoning Appeals only after 
making the findings required for the original approval. The general purpose is to evaluate 
compliance with the Zoning Code and General Plan, whether the use would be detrimental or 
injurious to the neighborhood, compatibility of the operation with existing and future uses, and 
whether there are changed circumstances to justify the modification of the original approval. The 
Conditional Use Permit process allows the City to specify development standards and may result 
in recommended conditions or requirements associated with the operation of the use. 
 
The subject site is located within the ECSP-CG-1 zoning district where, pursuant to Zoning Code 
Section 17.31.040, Table 3-3 (Allowed Uses and Permit Requirements for ECSP Zoning 
Districts), a Club, Lodge and Private Meeting Hall land use is permitted by-right. The existing CUP 
#6740 requires modification of the permit if there is an alteration to the approved use at the site. 
In order to establish the proposed Club, Lodge and Private Meeting Hall land use, in conjunction 
with the approved Adult Day Care use, a Major Modification to CUP #6740 is required. The 
banquet facility use also requires entitlements for extended hours of operation, shared parking 
and valet service. 
 
The Zoning Code defines a Club, Lodge and Private Meeting Hall as “a meeting, recreational, or 
social facility of a private or nonprofit organization primarily for use by members or guests.” The 
applicant proposes to utilize a 4,110 square-foot portion of the 8,030 square-foot tenant space as 
the assembly area for the banquet hall for private events such as birthdays, weddings and 
corporate events. Tables along with chairs would be placed as needed throughout the banquet 
hall space and, depending on the event, the space may be reconfigured to allow for a customer 
dancing area or accessory live performances. The venue would not be open to the general public 
and would solely be for private events by invite only. As described by the applicant, the venue 
would also not be utilized as a private club, which requires membership. The venue would utilize 
the existing kitchen established for the existing, to remain, Adult Day Care. Food and beverage 
would be catered and served in conjunction with all events. The applicant is not requesting a 

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART3SPPLST_CH17.31EACOSPPL_17.31.040ECDILAUSPERE
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Conditional Use Permit to sell alcoholic beverages for on-site consumption and any alcoholic 
beverages (beer, wine and/or distilled spirits) would be available as an ancillary amenity by 
caterers with license to serve issued by the California Department of Alcoholic Beverage Control. 
The banquet hall would have no outdoor seating or designated outdoor congregating areas. As a 
result, the proposed banquet hall qualifies as a Club, Lodge and Private Meeting Hall land use.  
 
Parking for the banquet hall will be provided on-site and also off-site at 1217 East Colorado 
Boulevard. Users of the banquet hall will primarily utilize the off-site parking and will make use of 
complimentary valet services provided at the parking lot at 1217 East Colorado Boulevard. Once 
parked, users would walk to the banquet hall, an approximate 130’ walk along Colorado 
Boulevard. A SMS text notification system will be used, in lieu of paper tickets. This system would 
allow patrons to notify the valet attendant, while still in the banquet hall, when they are ready to 
have their car retrieved and also allow the valet attendant to notify the patron that their car is 
ready for pickup. This system will eliminate the need for patrons to congregate outdoors near the 
parking lot to retrieve their vehicles. Additional information on the use of the valet is provided in 
the Minor Conditional Use Permit: Valet Parking section of the report. 
 
Previously, the valet station was located on-site (within the existing garage) and accessible from 
Chester Avenue. This configuration required cars to queue on Chester Avenue to access the valet 
station, valet staff to drive cars back-and-forth to the off-site parking lot, and patrons to congregate 
at the north end of the site (near the residences) to retrieve their vehicles.  
 
The proposed revised hours of operation are as follows: 

 Thursday: 3:00 p.m. to 11:00 p.m.; 

 Friday and Saturday: 3:00 p.m. to 12:00 a.m.; and 

 Sunday: 3:00 p.m. to 9:00 p.m. 
 
The banquet facility would be closed Monday, Tuesday and Wednesday. Previously, the 
proposed hours of operation were 3:00 p.m. to 2:00 a.m., daily. Additional information on the 
proposed hours of operations is provided in the Conditional Use Permit: Extended Hours of 
Operation section of the report section of the report. 
 
Parking  
 
A change or expansion of a use or structure, shall appropriately maintain off-street parking in 
compliance with the regulations identified in Section 17.46.020 - Basic Requirements for Off-
Street Parking and Loading. However, Section 17.46.020.E further clarifies that off-street parking 
shall be provided in compliance with the current Zoning Code only when the change of the 
occupancy on a site is to a use classification that requires greater parking requirement.  
 
Adult Day Care uses require two parking spaces for every 1,000 gross square feet of floor area 
pursuant to Table 4-6, Section 17.46.040 (Number of Off-Street Parking Spaces Required). The 
former retail use, prior to the approval of CUP #6740, was required to provide three parking 
spaces per 1,000 gross square feet of floor area, but obtained approval of a Variance (No. 11165) 
to allow for 12 parking spaces on-site in 1994. The change in use to Adult Day Care did not 
intensify the parking requirement pursuant to the City’s Zoning Code and as such, the subject site 
was permitted to maintain the existing, legal, non-conforming 12 parking spaces while 
accommodating the proposed change in use to Adult Day Care.  
 
A Club, Lodge and Private Meeting Hall use requires 10 spaces per 1,000 square feet of floor 
area for assembly purposes. As designed, 4,110 square-foot of the 8,030 square-foot tenant 
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space would be used as assembly area. As a result, the banquet hall use is required to provide 
41 parking spaces. The use proposes to share the on-site 12 parking spaces with the approved 
Adult Day Care use, as they would not be operating at the same time. In order to satisfy the 
remaining 29 required parking spaces, the applicant proposes to utilize a Commercial Off-Site 
Parking Lot (land use) at 1217 E. Colorado Boulevard through a shared parking agreement, and 
a recorded lease. The parking at the off-site location would be via valet service with the valet 
station located at the off-site location.  
 
The request for shared parking on- and off-site and valet service are analyzed in the following 
sections of the report: 1) Minor Conditional Use Permit: Shared Parking and 2) Minor Conditional 
Use Permit: Valet Parking. 
 
Hours of Operation 
 
The Adult Day Care use was approved with the hours of operation of 8:00 a.m. to 3:00 p.m., 
Monday through Friday; this is not propose to be changed. The proposed banquet hall is 
requesting hours of operation of 3:00 p.m. to 9:00 p.m. on Sundays, from 3:00 p.m. to 11:00 p.m. 
on Thursdays and from 3:00 p.m. to 12:00 a.m. Fridays and Saturdays; Monday through 
Wednesday the banquet hall will be closed.  
 
Section 17.40.070 of the Zoning Code limits the hours of operation for businesses within 150 feet 
of a residential zoning district between 7:00 a.m. and 10:00 p.m.  The nearest residential zoning 
district is abutting the site on its northern boundary. A Conditional Use Permit is required for uses 
requesting additional hours of operation between 10:00 p.m. and 7:00 a.m.   
 
As such, a Conditional Use Permit is required to allow for extended hours of operation for the 
banquet hall. The request for extended hours is analyzed in the Conditional Use Permit: Extended 
Hours of Operation section of the report.    
 
Conditional Use Permit: Extended Hours of Operation 
 
As described above, the application includes a request to operate the proposed banquet hall from 
3:00 p.m. to 11:00 p.m. on Thursdays, from 3:00 p.m. to 12:00 a.m. Fridays and Saturdays, and 
from 3:00 p.m. to 9:00 p.m. on Sundays, past the permitted limited hours of operation, and a 
Conditional Use Permit is required to allow the project to have extended hours of operation past 
10:00 p.m. on Thursday through Saturday. The banquet hall will be closed Monday through 
Wednesday. The Board of Zoning Appeals may approve a Conditional Use Permit for extended 
hours only after making six findings identified in the Zoning Code, which include evaluating 
compliance with the Zoning Code and General Plan, whether the use would be detrimental or 
injurious to the neighborhood, and compatibility of the operation with existing and future uses.  
 
Based on staff’s review of the revised application with the limited days of operation, reduced hours 
of operation and relocation of the valet service to off-site, and with the recommended conditions 
of approval, staff’s concerns regarding the potential for events to generate noise and for guests 
to congregate outside the banquet hall and in the surrounding residential neighborhood until late 
in the evening and early morning have been lessened. 
Recommended conditions of approval (Attachment B) have been included requiring security 
guards and banquet hall employees to monitor and prevent patrons from congregating outside 
the venue. Additionally, with the valet provided off-site, the congregating of patrons at the north 
end of the site (near the residences) to retrieve their vehicles will be eliminated. Conditions of 
approval included in this report also require the applicant to monitor noise generated by events 
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using a decibel reader to ensure compliance with the City’s Noise Ordinance, prohibit outdoor 
audio equipment at all times, installation of sound proofing material, and the provision of a 
telephone phone number for the public to use to contact staff of the banquet facility in the event 
that an event is being disruptive. Furthermore, to address the potential noise emanating from the 
loading and unloading by vendors, staff has include a recommended condition restricting all 
loading and unloading to cease within one hour of the end of the event, or occur the following 
morning after 9:00 a.m.  
 
Adherence with the conditions of approval would allow the establishment, maintenance, and 
operation of the use in a manner that would not be detrimental to the health, safety, or general 
welfare of persons residing and working in the neighborhood. 
 
Furthermore, included as a recommended condition of approval, within six months of the issuance 
of a Certificate of Occupancy for the banquet hall use, the applicant shall file an application for a 
Hearing Officer review of this Conditional Use Permit, to be considered at a duly-noticed public 
hearing. Said application shall address the effectiveness of, and compliance with, the conditions 
of approval herein. Modifications to the conditions of approval and hours of operation may be 
considered. 
 
Minor Conditional Use Permit: Shared Parking  
 
As described earlier in the report, the banquet hall use is required to provide 41 parking spaces. 
The use proposes a shared parking agreement with the approved Adult Day Care use for the on-
site 12 parking spaces, and in order to accommodate the remaining 29 required parking spaces, 
the applicant proposes to utilize a commercial parking lot (Commercial Off-Site Parking Lot land 
use) at 1217 E. Colorado Boulevard that has 36 available parking spaces through a shared 
parking agreement. 
 
Pursuant to Zoning Code Section 17.46.050, Shared Parking, an applicant can propose a shared 
parking agreement for any site where the hours of operation allow the shared use of parking 
spaces to occur without conflict and as a result, the total number of parking spaces required 
may be reduced in compliance with this Section. A Minor Conditional Use Permit is required for 
a shared parking agreement, in compliance with Zoning Code Section 17.61.050, and shall 
apply to all properties subject to the shared parking agreement. The Board of Zoning Appeals 
may approve a Minor Conditional Use Permit for shared parking only after making eight findings 
identified in the Zoning Code. In addition to evaluating compliance with the Zoning Code and 
General Plan, whether the use would be detrimental or injurious to the neighborhood, and 
compatibility of the operation with existing and future uses, there are findings regarding 
availability, quality, and efficiency of parking.     
 
In analyzing the shared parking agreement for the 12 parking spaces on-site with the already 
approved Adult Day Care land use, staff found that the hours of operation for the Adult Day Care 
use and the proposed banquet hall would not conflict. The Adult Day Care use operates from 8:00 
a.m. to 3:00 p.m., Monday through Friday and the requested hours for the banquet hall are from 
3:00 p.m. to 9:00 p.m. on Sundays, from 3:00 p.m. to 11:00 p.m. on Thursdays and from 3:00 
p.m. to 12:00 a.m. Fridays and Saturdays. As a result, the two land uses would not operate at the 
same time and there would be no conflict over the sharing of the 12 spaces on-site. This 
arrangement meets the minimum requirements of a shared parking agreement in the Zoning 
Code. 
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In analyzing the shared parking agreement for the remaining 29 required parking spaces for the 
proposed banquet hall with the off-site commercial parking lot located at 1217 E. Colorado 
Boulevard, staff determined that the parking lot, as currently designed, has 36 available parking 
spaces and with the utilization of a valet program, such as is requested, as many as 49 cars can 
be parked on-site. As such, there is ample available parking to accommodate the banquet hall’s 
additional 29 required parking spaces. In addition, staff considered compliance with Section 
17.46.020.I.3 (Parking for nonresidential uses) which permits parking for a non-residential use to 
be located on a different site, and under different ownership, provided the off-site parking is 
located within the maximum allowed distance, as measured, “…from the nearest corner of the 
parking facility to the entrance of the use served via the shortest pedestrian route.”  For all zoning 
districts, except the CD (Central District), the maximum walking distance for customer parking 
spaces is 500 feet. The commercial parking lot at 1217 E. Colorado Blvd is located approximately 
125 feet to the west of the subject property, and thus complies with the maximum allowed 
distance. In addition, as the commercial parking lot is not associated with a specific use with set 
hours, through the recommended conditions of approval, the use of the off-site parking lot as a 
commercial parking lot will not be in conflict with the hours of operation of the banquet hall and 
thus meets the minimum requirements of a shared parking agreement in the Zoning Code.  
 
As a recommended condition of approval, the off-site parking lot shall be closed to the public at 
3:00 p.m. on days when events are to occur at the banquet hall. Signs shall be conspicuously 
posted stating as such. The combination of uses is such that sharing of parking can occur without 
conflict. 
 
In addition, per Zoning Code Section 17.46.020.I.4, the shared parking agreement with the off-
site location requires a recorded lease agreement between the owner of the property at 1217 E. 
Colorado Boulevard and the banquet hall. As a recommended condition of approval, the required 
lease agreement shall state that the entire lot will be available for use by the banquet hall after 
3:00 p.m. on days when events occur at the banquet hall. By establishing the distinction between 
the commercial parking use and the use by the banquet hall, there will be no conflict with the 
hours of each use. In addition, the lease shall state that at least 29 vehicular parking spaces will 
be maintained to accommodate the required parking for the banquet hall use, but more can be 
provided through the use of a valet parking program. The lease agreement shall also be subject 
to review by the City Attorney, as to form and content, and shall be recorded with the Los Angeles 
County Recorder’s Office, prior to the issuance of a building permit. If at any time the off-site lot 
can no longer fulfill its obligation, there is a reduction in the quantity of parking spaces or a change 
in location of the off-street parking facility, the modification shall be reviewed by the Hearing 
Officer at a duly noticed public hearing as a modification to the Conditional Use Permit or a new 
Conditional Use Permit.  
 
Minor Conditional Use Permit: Valet Parking. 
 
Pursuant to Zoning Code Section 17.46.020.M (Basic Requirements for Off-Street Parking and 
Loading – Valet parking), valet parking is permitted subject to the approval of a Minor Conditional 
Use Permit. Valet parking is defined as a parking facility where a lot attendant parks vehicles for 
drivers. The Board of Zoning Appeals may approve a Minor Conditional Use Permit only after 
making six findings identified in the Zoning Code.  
 
The revised application states that the valet station would be off-site at the commercial off-street 
parking lot at 1217 E. Colorado Boulevard, in lieu of the previously proposed on-site location, 
while the banquet hall is in use for the purpose of parking vehicles for guests. With the valet 
program, the off-site parking lot can hold between 36 and 49 parked cars, which can 
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accommodate the required parking spaces for the banquet hall use. Drop-off and pick-up of patron 
vehicles will occur entirely within the off-site parking lot. Valet attendants would be required to 
park off city streets. As conditioned, a SMS text notification program will be used in lieu of paper 
tickets in order to allow for the valet attendants to retrieve vehicles without patrons waiting in the 
parking lot. As described earlier, the program will allow patrons to notify the valet attendant when 
they are ready to have their car retrieved and they will then be notified by the valet attendant when 
it is readied for pickup; all this will occur while the patron is within the banquet facility. This will 
remove the need for patrons to congregate on city streets and in the parking lot to retrieve their 
car.   
 
In analyzing the valet parking proposal, staff found that the proposed revised valet service would 
not result in an impact on the surrounding area. With the recommended conditions of approval, 
valet services will be complimentary, patron vehicles will not be parked on the street, and the valet 
parking area does not abut a residential use. In addition, as conditioned, guest invitations would 
identify required use of the valet at no cost to the patrons; this information would also be required 
to be clearly identified on the banquet hall’s website.  
 
GENERAL PLAN CONSISTENCY: 
 
As conditioned, the proposed banquet hall, with extended hours, shared parking both on- and off-
site and an off-site valet parking service, is consistent with the purposes of the East Colorado 
Specific Plan and the policies contained in Goal 2, Land Use Diversity, Goal 3, Compatible Land 
Uses, and Goal 25, Vital Districts and Corridors, of the General Plan Land Use (GPLU) Element.   
 
Some of the of purposes of the East Colorado Specific Plan are to create a vibrant mix of land 
uses and a series of distinctive places along Colorado Boulevard and to identify areas which are 
appropriate locations for commercial development. In addition, the GPLU Policy 25.7 (Buffering 
Adjoining Residential Areas) aims to ensure that commercial uses adjoining residential 
neighborhoods are designed to be compatible with each other. GPLU Policy 3.3 (Assembly 
Facilities) also requires that assembly facilities for social or cultural purposes be located, designed 
and managed to ensure compatibility and avoid traffic, noise, and other negative impacts with the 
adjoining uses. Lastly, GPLU Policy 3.1 (High-Impact Uses) aims to avoid the concentration of 
uses and facilities in any neighborhood or district where their intensities, operations, and/or traffic 
could adversely impact the character, safety, health and quality of life for the surrounding area. 
 
With the series of recommended conditions of approval related to, but not limited to, noise 
monitoring, hours of operation, security guards, valet service, and sound proofing of building, 
potential issues related to queuing, noise, or safety impacts on the surrounding residential 
neighborhood have been lessened. Relocation of the valet station to the off-site parking lot, and 
the implementation of the SMS text messaging system for retrieval of vehicles, would reduce 
vehicular and noise impacts to the adjacent residences. The banquet event activities would occur 
at the front of the tenant space adjacent to Colorado Boulevard; an enclosed parking garage is at 
the rear of the tenant space and would serve as a buffer to the residential uses to the north. The 
proposed use, operational conditions and hours of operation would be consistent with General 
Plan Policies 25.7, 3.1 and 3.3. As conditioned, the project would contribute to a vibrant mix of 
land uses along the Boulevard that is currently characterized by a mix of commercial uses 
including offices, various retail, personal services, lodging and restaurants. 

 
Furthermore, the proposed banquet hall will promote a diverse economy base and long-term 
economic contribution to the city, and reinforce the site as an active, vital regional area. Policy 
2.3, Commercial Businesses, is achieved by permitting a use that would serve both local and 
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regional needs, reducing the need for residents to travel to adjoining communities, capturing a 
greater share of local spending, and offering a diversity of employment opportunities.  
 
Lastly, shared parking and valet parking is consistent with Policy 19.3 (Parking Management). 
Policy 19.3 calls for the management of parking to reduce the amount of land devoted to 
frequently vacant parking lots through parking management tools. Shared parking and valet 
parking are tools that reduce the amount of land devoted to parking by providing for a more 
efficient use of space. These tools will prevent guests from parking on their own on City streets 
and would allow for a more efficient use of the off-site parking lot. 
 
ENVIRONMENTAL REVIEW: 
 
This project has been determined to be exempt from environmental review pursuant to the 
guidelines of the California Environmental Quality Act (Public Resources Code §21080(b)(9); 
Administrative Code, Title 14, Chapter 3, §15301, Class 1, Existing Facilities), and there are no 
features that distinguish this project from others in the exempt class; therefore there are no 
unusual circumstances. Class 1 exempts the operation, permitting, licensing or minor alteration 
of existing structures where there is negligible or no expansion of the use. The proposed 
modification of CUP #6740 to permit a banquet hall with extended hours, shared parking both on- 
and off-site and a valet parking service, is considered a negligible expansion of a commercial use. 
 
REVIEW BY OTHER CITY DEPARTMENTS: 
 
The proposal was reviewed by the Department of Transportation, the Police Department, the Fire 
Department, the Department of Public Works, the Health Department, the Department of Water 
and Power (Water and Power Divisions), the Building and Safety Division and the Design and 
Historic Preservation (DHP) Section. The Pasadena Department of Water and Power (Power 
Division), the Fire Department and Health Department had no comments. The Department of 
Transportation, the Department of Water and Power (Water Division), the Building and Safety 
Division, the Design and Historic Preservation Section and the Department of Public Works have 
recommended conditions of approval, which have been incorporated in Attachment B of this staff 
report. The Police Department indicated concern with the proximity of the banquet facility to the 
residential neighborhood to the north as it relates to noise and other disturbances. If the 
application was to be approved, the Police Department indicated a need for conditions of approval 
to lessen potential impacts, such as limiting hours and number of days of events, prohibiting 
outdoor music and congregating and providing security guards and a valet program. Conditions 
have been provided in Attachment B.  
 
CONCLUSION: 
 
It is staff’s assessment that the findings necessary for approving the Modification to Conditional 
Use Permit #6740 for the establishment of a Club, Lodge and Private Meeting Hall in conjunction 
with the approved Adult Day Care, with extended hours of operation, an on- and off-site shared 
parking agreement and off-site valet parking can be made. Specifically, staff finds that the revised 
project description, and recommended conditions of approval, with the reduced days and hours 
of operation and the relocation of the valet program off-site would address concerns related to 
vehicle queuing, traffic, parking, noise and safety concerns. Approval of such a request would be 
consistent to the intent of the General Plan Land Use Policies 2.3, 3.1, 3.5, 19.3, and 25.7. 
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Staff finds that the findings necessary for approving Modification to Conditional Use Permit #6740 
can be made. Therefore, staff recommends that the Board of Zoning Appeals overturn the Hearing 
Officer’s April 7, 2021 decision, and approve Modification to Conditional Use Permit #6740 subject 
to the findings in Attachment A and recommended conditions of approval in Attachment B. 
 
 
Respectfully Submitted, Prepared By: 
 
  
  
    
Luis Rocha Jennifer Driver 
Zoning Administrator Planner 
 
 
 
 
 
Attachments: 
 
Attachment A –  Findings for the Modification to Conditional Use Permit #6740  
Attachment B –  Recommended Conditions of Approval  
Attachment C –  Hearing Officer Decision Letter (dated April 9, 2021) 
Attachment D – Hearing Officer Staff Report (dated April 7, 2021) 
Attachment E –  Appeal Application (dated April 19, 2021) 
Attachment F – Hearing Officer Addendum (dated May 5, 2021)  
Attachment G –  Project Plans  
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ATTACHMENT A 
SPECIFIC FINDINGS FOR THE MODIFICATION TO CONDITIONAL USE PERMIT #6740 
 
Modification to Conditional Use Permit #6740: To establish a Club, Lodge and Private Meeting 
Hall use  
 
1. The proposed use is allowed with a Conditional Use Permit within the applicable zoning district 

and complies with all applicable provisions of this Zoning Code. The subject property is 
located in the Mid-City Area of the East Colorado Specific Plan (ECSP-CG-1). Table 3-3 of 
Zoning Code Section 17.31.040 (ECSP District Land Uses and Permit Requirements), permits 
Adult Day Care, General land uses subject to the approval of a Conditional Use Permit. The 
Modification of the Conditional Use Permit would allow the establishment of a Club, Lodge 
and Private Meeting Hall land use within space approved for the Adult Day Care use. The 
Adult Day Care use and Club, Lodge and Private Meeting Hall use, as conditioned, will comply 
with all applicable provisions of the Zoning Code.  
 

2. The location of the proposed use does comply with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district. Some of the of purposes of the East 
Colorado Specific Plan are to create a vibrant mix of land uses and a series of distinctive 
places along Colorado Boulevard and to identify areas which are appropriate locations for 
commercial development. As conditioned, the modification to the project would contribute to 
a vibrant mix of land uses along Colorado Boulevard that is currently characterized by a mix 
of commercial uses including offices, various retail, personal services, lodging and restaurants 
by providing an establishment that provides dining and gathering opportunities while operating 
in a manner that is not detrimental to adjacent uses or properties. 
 

3. The proposed use is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan. With the recommended 
conditions of approval and accompanying entitlements, the proposed banquet hall, is 
consistent with the policies contained in Goal 2, Land Use Diversity, Goal 3, Compatible Land 
Uses, and Goal 25, Vital Districts and Corridors, of the General Plan Land Use (GPLU) 
Element.   

 
GPLU Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial 
uses adjoining residential neighborhoods are designed to be compatible with each other. 
GPLU Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or 
cultural purposes be located, designed and managed to ensure compatibility and avoid traffic, 
noise, and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.1 (High-
Impact Uses) aims to avoid the concentration of uses and facilities in any neighborhood or 
district where their intensities, operations, and/or traffic could adversely impact the character, 
safety, health and quality of life for the surrounding area. 

With the series of recommended conditions of approval related to, but not limited to, noise 
monitoring, hours of operation, security guards, valet service, and sound proofing of building, 
potential issues related to queuing, noise, or safety impacts on the surrounding residential 
neighborhood have been lessened. Relocation of the valet station to the off-site parking lot, 
and the implementation of the SMS text messaging system for retrieval of vehicles, would 
reduce vehicular and noise impacts to the adjacent residences. The banquet event activities 
would occur at the front of the tenant space adjacent to Colorado Boulevard; an enclosed 
parking garage is at the rear of the tenant space and would serve as a buffer to the residential 
uses to the north. The proposed use, operational conditions and hours of operation would be 
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consistent with General Plan Policies 25.7, 3.1 and 3.3. As conditioned, the project would 
contribute to a vibrant mix of land uses along the Boulevard that is currently characterized by 
a mix of commercial uses including offices, various retail, personal services, lodging and 
restaurants. 

Furthermore, the proposed banquet hall will promote a diverse economy base and long-term 
economic contribution to the city, and reinforce the site as an active, vital regional area. Policy 
2.3, Commercial Businesses, is achieved by permitting a use that would serve both local and 
regional needs, reducing the need for residents to travel to adjoining communities, capturing 
a greater share of local spending, and offering a diversity of employment opportunities.  

Lastly, shared parking and valet parking is consistent with Policy 19.3 (Parking Management). 
Policy 19.3 calls for the management of parking to reduce the amount of land devoted to 
frequently vacant parking lots through parking management tools. Shared parking and valet 
parking are tools that reduce the amount of land devoted to parking by providing for a more 
efficient use of space. These tools will prevent guests from parking on their own on City streets 
and would allow for a more efficient use of the off-site parking lot. 

 
4. The establishment, maintenance, or operation of the use would not, under the circumstances 

of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use. As conditioned, the use will be 
required to provide security guards and banquet hall employees that monitor and prevent 
patrons from congregating outside the venue. Additionally, with the valet provided off-site, the 
congregating of patrons at the north end of the site (near the residences) to retrieve their 
vehicles will be eliminated. Conditions of approval require the applicant to monitor noise 
generated by events using a decibel reader to ensure compliance with the City’s Noise 
Ordinance, prohibit outdoor audio equipment at all times, installation of sound proofing 
material, and the provision of a telephone phone number for the public to use to contact staff 
of the banquet facility in the event that an event is being disruptive. Adherence with the 
conditions of approval will allow the establishment, maintenance, and operation of the use in 
a manner that would not be detrimental to the health, safety, or general welfare of persons 
residing and working in the neighborhood 
 

5. The use would not be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City. The applicant is required to design all 
improvements in compliance with current Building and Fire codes and standards established 
in the Zoning Code. Through the plan check process, the City will review plans for substantial 
conformance with this permit, all applicable standards, and compliance with required 
conditions of approval. The use as described, and conditioned, will be required to comply with 
the Noise Ordinance regulations (PMC Section 9.36) and refuse storage regulations (PMC 
Section 17.40.120). Valet and security attendants will be employed to ensure that patron 
vehicle parking occurs in the designated parking areas and that guests are not loitering or 
congregating outside the banquet hall. As such, the proposed use will not be injurious to 
property and improvements in the area.   
 

6. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection. The project involves the establishment of a Club, Lodge 
and Private Meeting Hall within an existing commercial space along Colorado Boulevard, a 
major commercial corridor. There are no exterior alterations or additions as part of the 
proposed project. Any future exterior improvements (i.e. signage, door replacement…etc.) will 
be required to obtain all necessary approvals from other City Departments.   
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Conditional Use Permit: Extended Hours of Operation 
 

7. The proposed use is allowed with a Conditional Use Permit within the applicable zoning district 
and complies with all applicable provisions of this Zoning Code. The proposed extended hours 
of operation for this property can be allowed with the issuance of a Conditional Use Permit. A 
Conditional Use Permit is required to permit a business that is located within 150 feet of a 
residential zoning district, to operate between the hours of 10:00 p.m. and 7:00 a.m. The 
project proposes to have hours of operation from 3:00 p.m. to 11:00 p.m., Thursday, 3:00 p.m. 
to 12:00 a.m., Friday and Saturday and 3:00 p.m. to 9:00 p.m., Sunday. The extended hours of 
operation for the Club, Lodge and Private Meeting Hall use, as conditioned, will comply with 
all applicable provisions of the Zoning Code.  
 

8. The location of the proposed use does comply with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district. Some of the of purposes of the East 
Colorado Specific Plan are to create a vibrant mix of land uses and a series of distinctive 
places along Colorado Boulevard and to identify areas which are appropriate locations for 
commercial development. As conditioned, the extended hours of operation would provide for 
a project that would contribute to a vibrant mix of land uses along Colorado Boulevard that is 
currently characterized by a mix of commercial uses including offices, various retail, personal 
services, lodging and restaurants by providing an establishment that provides evening and 
late night dining and gathering opportunities while operating in a manner that is not detrimental 
to adjacent uses or properties. 

 

9. The proposed use is in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan. With the recommended 
conditions of approval and accompanying entitlements, the proposed extended hours would 
result in a use that is consistent with the policies contained in Goal 2, Land Use Diversity of 
the General Plan Land Use (GPLU) Element. The extended hours of operation will facilitate 
the banquet hall in promoting a diverse economy base and long-term economic contribution 
to the city, and reinforce the site as an active, vital regional area. Policy 2.3, Commercial 
Businesses, is achieved by permitting a use that would serve both local and regional needs, 
reducing the need for residents to travel to adjoining communities, capturing a greater share 
of local spending, and offering a diversity of employment opportunities.  

 
10. The establishment, maintenance, or operation of the use would not, under the circumstances 

of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use. The extended hours of operation 
on Thursdays until 11:00 p.m. and on Fridays and Saturdays until 12:00 a.m. is consistent 
with other commercial activities of the surrounding uses on Colorado Boulevard. Colorado 
Boulevard has been designated as a major commercial Boulevard intended to create a vibrant 
mix of land uses and a series of distinctive places. Conditions of approval have been included 
requiring valet, employees and security attendants will be employed to ensure that patron 
vehicle parking occurs in the designated parking areas and that guests are not loitering or 
congregating outside the banquet hall. This will ensure that the establishment, maintenance, 
and operation of the use would not be detrimental to the health, safety, or general welfare of 
persons residing and working in the neighborhood. As such, the proposed use as described 
and conditionally approved would not be injurious to property and improvements in the area.  
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11. The use, as described, would not be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the City. The extended hours of operation on 
Thursdays until 11:00 p.m. and on Fridays and Saturdays until 12:00 a.m. is consistent with 
other commercial activities of the surrounding uses on Colorado Boulevard. The use will be 
conditioned to comply with the Noise Ordinance regulations (PMC Section 9.36), refuse 
storage regulations (PMC Section 17.40.120), as well as providing a security guard during 
events. As the use will operate in accordance with the City’s laws, ordinances, and conditions 
of approval that ensure the continuity of the compatible coexistence of this use with 
surrounding area, it is anticipated that there will be no detrimental effects to the public health, 
safety and welfare at large and measures have been taken to address the potential for 
concerns regarding the operation of the proposed use.  As such, the proposed use as 
described and conditionally approved would not be injurious to property and improvements in 
the area.   
 

12. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection. The project involves the establishment of a Club, Lodge 
and Private Meeting Hall within an existing commercial space along Colorado Boulevard, a 
major commercial corridor. There are no exterior alterations or additions as part of the 
proposed project. Any future exterior improvements (i.e. signage, door replacement…etc.) will 
be required to obtain all necessary approvals from other City Departments. 
 

Minor Conditional Use Permit: Shared Parking 
 
13. The proposed use is allowed with a Minor Conditional Use Permit within the applicable zoning 

district and complies with all applicable provisions of this Zoning Code. Zoning Code Section 
17.46.050 (Shared Parking) allows an applicant to request a Minor Conditional Use Permit to 
propose a shared parking agreement for any site where the hours of operation allow the 
shared use of parking spaces to occur without conflict and as a result, the total number of 
parking spaces required may be reduced. The project proposes the sharing of the 12 on-
site parking spaces between the approved Adult Day Care land use and the proposed 
banquet hall. The hours of operation for the Adult Day Care are Monday through Friday, 
from 8:00 a.m. to 3:00 p.m., and all banquet hall events would occur after 3:00 p.m., daily. 
As a result, the two land uses would not operate at the same time and there is no conflict 
over sharing the 12 parking spaces on-site. This arrangement meets the minimum 
requirements of a shared parking agreement in the Zoning Code. The project also includes a 
shared parking agreement with the off-site commercial off-street parking lot located at 1217 
E. Colorado Boulevard with the proposed banquet hall use to accommodate the remaining 29 
required parking spaces. Section 17.46.020.I.3 (Parking for nonresidential uses) of the Zoning 
Code permits parking for a non-residential use to be located on a different site, and under 
different ownership, provided the off-site parking is located within 500 feet as measured, 
“…from the nearest corner of the parking facility to the entrance of the use served via the 
shortest pedestrian route.” The Commercial Off-Street Parking lot (land use) with 36 parking 
spaces at 1217 E. Colorado Blvd, proposed to satisfy the remaining 29 spaces, is located 
approximately 125 feet to the west, and complies with the maximum allowed distance. In 
addition, as the commercial parking lot is not associated with a specific use with set hours, 
and with conditions of approval, the use of the off-site parking lot as a commercial parking lot 
will not be in conflict with the hours of operation of the banquet hall and thus meets the 
minimum requirements of a shared parking agreement in the Zoning Code. As a 
recommended condition of approval, the off-site parking lot shall be closed to the public at 
3:00 p.m. on days when events are to occur at the banquet hall. Signs shall be conspicuously 
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posted stating as such. The banquet hall shall maintain a monthly list of private events on its 
website listing the date, time, whether or not amplified music and/or sound is provided, number 
of attendees and staff. A copy of such documentation shall be provided to the Zoning 
Administrator upon request.  
 
In addition, the required lease agreement between the property owner of 1217 E. Colorado 
Boulevard and the banquet hall shall state that the entire lot will be available for use by the 
banquet hall after 3:00 p.m. on days when events occur at the banquet hall. By establishing 
the distinction between the commercial parking use and the use by the banquet hall, there will 
be no conflict with the hours of each use. In addition, the lease shall state that at least 29 
vehicular parking spaces will be maintained to accommodate the required parking for the 
banquet hall use, but more can be provided through the use of a valet parking program. As a 
result, the sharing of parking will comply with all applicable provisions of the Zoning Code.  
 

14. The location of the proposed use does comply with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district. Some of the of purposes of the East 
Colorado Specific Plan are to create a vibrant mix of land uses and a series of distinctive 
places along Colorado Boulevard and to identify areas which are appropriate locations for 
commercial development. As conditioned, the proposed sharing of parking spaces would 
provide for a project that would contribute to a vibrant mix of land uses along Colorado 
Boulevard that is currently characterized by a mix of commercial uses including offices, 
various retail, personal services, lodging and restaurants by providing an establishment that 
provides evening and late night dining and gathering opportunities while operating in a manner 
that is not detrimental to adjacent uses or properties.   

 
15. The proposed use is in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan.  The use of shared parking is 
consistent with Policy 19.3 (Parking Management). Policy 19.3 calls for the management of 
parking to reduce the amount of land devoted to frequently vacant parking lots through parking 
management tools. Shared parking is a use that reduces the amount of land devoted to 
parking by providing for a more efficient use of space. The proposed sharing of parking spaces 
would provide for a project that would contribute to a vibrant mix of land uses along Colorado 
Boulevard that is currently characterized by a mix of commercial uses including offices, 
various retail, personal services, lodging and restaurants by providing an establishment that 
provides evening and late night dining and gathering opportunities while operating in a manner 
that is not detrimental to adjacent uses or properties; consistent with the specific plan. 

 
16. The establishment, maintenance, or operation of the use would not, under the circumstances 

of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  Analysis has been conducted 
that shows that the proposed uses can share parking with no conflict. Conditions of approval 
have been included that would alleviate impact to the health, safety or general welfare of 
persons residing or working in the neighborhood of the proposed use. These conditions of 
approval include, but are not limited to, the provision of valet parking at no cost to the guest, 
a SMS text notification program for the off-site valet program and clear instructions that 
congregating on the City streets is not permitted and will be strictly enforced by the valet staff 
and banquet hall staff. 
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17. The use, as described, would not be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the City. Analysis has been conducted that 
shows that the proposed uses can share parking with no conflict. The use of shared parking 
would allow a banquet facility use to be established that is consistent with other commercial 
activities on Colorado Boulevard. As the use will operate in accordance with the City’s laws, 
ordinances, and conditions of approval that ensure the continuity of the compatible 
coexistence of this use with surrounding area, it is anticipated that there will be no detrimental 
effects to the public health, safety and welfare at large and measures have been taken to 
address the potential for concerns regarding the operation of the proposed use.  As such, the 
proposed use as described and conditionally approved would not be injurious to property and 
improvements in the area. The required lease agreement between the property owner of 1217 
E. Colorado Boulevard and the banquet hall shall state that the entire lot will be available for 
use by the banquet hall after 3:00 p.m. on days when events occur at the banquet hall. By 
establishing the distinction between the commercial parking use and the use by the banquet 
hall, there will be no conflict with the hours of each use. In addition, the lease shall state that 
at least 29 vehicular parking spaces will be maintained to accommodate the required parking 
for the banquet hall use, but more can be provided through the use of a valet parking program. 
The lease agreement shall also be subject to review by the City Attorney, as to form and 
content, and shall be recorded with the Los Angeles County Recorder’s Office, prior to the 
issuance of a building permit. If at any time the off-site lot can no longer fulfill its obligation, 
there is a reduction in the quantity of parking spaces or a change in location of the off-street 
parking facility, the modification shall be reviewed by the Hearing Officer at a duly noticed 
public hearing as a modification to the Conditional Use Permit or a new Conditional Use 
Permit.  Lastly, the valet program would be located entirely within the off-site parking lot and 
will be available no cost to the guest. Conditions of approval include the provision of a SMS 
text notification program for the off-site valet program and clear instructions will be provided 
stating that parking or queuing on City streets is not permitted and will be strictly enforced by 
the valet and banquet hall staff. Therefore, the combination of uses is such that shared parking 
can occur without conflict and would not be detrimental or injurious to the neighborhood or the 
general welfare of the City. 
 

18. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection. The project involves the establishment of a Club, Lodge 
and Private Meeting Hall, within an existing commercial space, with the use of shared parking 
along Colorado Boulevard. There are no exterior alterations or additions as part of the 
proposed project. Any future exterior improvements (i.e. signage, door replacement…etc.) will 
be required to obtain all necessary approvals from other City Departments. Analysis has been 
conducted that shows that the proposed uses can share parking with no conflict. 

 
19. The spaces to be provided would be available as long as the uses requiring the spaces 

lawfully exist. As conditioned, the hours of operation for the adult day care and the subject 
banquet hall are such that they do not conflict, and all 12 parking spaces on-site are required 
to be maintained. As conditioned, a parking lease agreement between the owner of the 
commercial off-street parking lot at 1217 E. Colorado Boulevard and the applicant shall be 
submitted to the Zoning Administrator for review and approval prior to the issuance of a 
building permit. The lease agreement shall state that the entire lot will be available for use by 
the banquet hall after 3:00 p.m. on days when events occur at the banquet hall. By 
establishing the distinction between the commercial parking use and the use by the banquet 
hall, there will be no conflict with the hours of each use. In addition, the lease shall state that 
at least 29 vehicular parking spaces will be maintained to accommodate the required parking 
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for the banquet hall use, but more can be provided through the use of a valet parking program.  
The lease agreement shall also be subject to review by the City Attorney, as to form and 
content, and shall be recorded with the Los Angeles County Recorder’s Office, prior to the 
issuance of a building permit. If at any time the off-site lot can no longer fulfill its obligation, 
there is a reduction in the quantity of parking spaces or a change in location of the off-street 
parking facility, the modification shall be reviewed by the Hearing Officer at a duly noticed 
public hearing as a modification to the Conditional Use Permit or a new Conditional Use Permit 
to ensure that sufficient parking is provided.   

 
20. The quality and efficiency of the parking or loading utilization would equal or exceed the level 

that is otherwise required. The proposed use, a Club, Lodge and Private Meeting Hall, 
requires 41 parking spaces and all 41 spaces are accommodated through either a shared 
parking agreement with the on-site parking lot for 12 parking spaces or with the off-site parking 
lot for 29 parking spaces. Through the use of shared parking the required level of parking is 
achieved. Through the provisions of valet service, the utilization of parking will be more 
efficient. 
 

Minor Conditional Use Permit: Valet Parking 
 

21. The proposed use is allowed with a Conditional Use Permit within the applicable zoning district 
and complies with all applicable provisions of this Zoning Code. Pursuant to Zoning Code 
Section 17.46.020.M (Basic Requirements for Off-Street Parking and Loading – Valet 
Parking), valet parking is permitted on private property with a Minor Conditional Use Permit. 
The valet station would be off-site at the commercial off-street parking lot at 1217 E. Colorado 
Boulevard. With the valet program, the off-site parking lot can hold between 36 and 49 parked 
cars, which can accommodate the required 41 parking spaces for the banquet hall use. Drop-
off and pick-up of patron vehicles will occur entirely within the off-site parking lot. As 
conditioned herein, the proposed valet program would comply with all applicable provisions of 
the Zoning Code. 
 

22. The location of the proposed use does comply with the special purposes of this Zoning Code 
and the purposes of the applicable zoning district. Some of the of purposes of the East 
Colorado Specific Plan are to create a vibrant mix of land uses and a series of distinctive 
places along Colorado Boulevard and to identify areas which are appropriate locations for 
commercial development. As conditioned, the proposed provision of valet services would 
provide for a project that would contribute to a vibrant mix of land uses along Colorado 
Boulevard that is currently characterized by a mix of commercial uses including offices, 
various retail, personal services, lodging and restaurants by providing an establishment that 
provides evening and late night dining and gathering opportunities while operating in a manner 
that is not detrimental to adjacent uses or properties. Valet service shall be provided at no 
cost to guests and instructions shall be clearly indicated on event invitations and on the 
banquet hall’s website. Drop-off and pick-up of guest vehicles will occur at the off-site parking 
lot location and the parking attendants will park all guest vehicles on private property. A SMS 
text notification program will be used in lieu of paper tickets in order to allow for the valet 
attendants to retrieve vehicles without patrons waiting in the parking lot. 

 
23. The proposed use is in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan. The use of shared parking is 
consistent with Policy 19.3 (Parking Management). Policy 19.3 calls for the management of 
parking to reduce the amount of land devoted to frequently vacant parking lots through parking 
management tools. In conjunction with the shared parking, valet use is a program that reduces 
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the amount of land devoted to parking by providing for a more efficient use of space. The 
proposed use of valet would provide for a project that would contribute to a vibrant mix of land 
uses along Colorado Boulevard that is currently characterized by a mix of commercial uses 
including offices, various retail, personal services, lodging and restaurants by providing an 
establishment that provides evening and late night dining and gathering opportunities while 
operating in a manner that is not detrimental to adjacent uses or properties; consistent with 
the specific plan.  

 
24. The establishment, maintenance, or operation of the use would not, under the circumstances 

of the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use. The use of valet services will be 
conducted on private property on an existing parking lot. At least two parking attendants will 
be on-site at all times while the banquet hall is in use for the purpose of parking vehicles for 
guests and directing guests. Drop-off and pick-up of patron vehicles will occur entirely within 
the off-site parking lot. As conditioned, a SMS text notification program will be used in lieu of 
paper tickets in order to allow for the valet attendants to retrieve vehicles without patrons 
waiting in the parking lot. The program will allow patrons to notify the valet attendant when 
they are ready to have their car retrieved and they will then be notified by the valet attendant 
when it is readied for pickup; all this will occur while the patron is within the banquet facility. 
This will remove the need for patrons to congregate on city streets and in the parking lot to 
retrieve their car. The valet parking program will be available to guests at no cost. With these 
conditions, the use of valet would not be a detriment to the safety or general welfare of persons 
residing or working in the neighborhood. 
 

25. The use as described would not be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the City. The provision of valet parking will not 
be detrimental or injurious to property and improvements in the neighborhood or the general 
welfare of the City. Drop-off and pick-up of guest vehicles will occur at the off-site parking lot 
location and the parking attendants will park all guest vehicles on private property. As 
conditioned, the operation of the valet parking service will be such that potential impacts such 
as spill-over parking and ingress and egress conflicts would be reduced so as to not negatively 
impact the surrounding neighborhood. 
 

26. The design, location, operating characteristics, and size of the proposed use would be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection. The project involves the establishment of a Club, Lodge 
and Private Meeting Hall, within an existing commercial space, with the use of valet services 
at 1217 E Colorado Boulevard. There are no exterior alterations or additions as part of the 
proposed project. Any future exterior improvements (i.e. signage, door replacement…etc.) will 
be required to obtain all necessary approvals from other City Departments. The proposed off-
site valet parking program will be conducted on private property and will minimize guests from 
driving around in surrounding streets, and parking on City streets in adjacent neighborhoods. 
Furthermore, valet parking will avoid guests from congregating around in adjacent streets and 
disrupting the existing residential uses. As a result, the proposed valet program would be 
compatible with the existing and future land uses in the vicinity. 
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ATTACHMENT B 
CONDITIONS OF APPROVAL FOR THE  

MODIFICATION TO CONDITIONAL USE PERMIT #6740 
 
 
The applicant or successor in interest shall meet the following conditions: 
 
General 

 
1. The proposed project shall substantially conform to the plans submitted with this application 

and stamped “Approved at Hearing July 22, 2021” for the banquet hall, except as modified 
herein. 

 
2. The Adult Day Care use shall substantially conform to the plans stamped “Approved at 

Hearing June 19, 2019”. 
 

3. The right granted under this application must be enacted within 36 months from the effective 
date of approval. It shall expire and become void, except where an extension of time is 
approved in compliance with Zoning Code Section 17.64.040.C (Time Limits and Extensions 
– Extensions of Time). 
 

4. All conditions of approval for Conditional Use Permit #6740, approved by the Hearing Officer 
on June 19, 2019, have been included as conditions of approval under this modification 
application, and this approval replaces the conditions of approval of Conditional Use Permit 
#6740.  
 

5. The approval of this application authorizes the following uses within an existing 13,125 
square-foot building:  
 
a. An Adult Day Care, General land use; and,   

 
b. A Club, Lodge and Private Meeting Hall land use with an assembly area of 4,110 square 

feet.  
 
Any change from the approved uses would require a new Conditional Use Permit or a 
Modification to the Conditional Use Permit. 
 

6. The approval of this application authorizes the following hours of operation for each use: 
 

a. Adult Day Care 
 

i. 8:00 a.m. to 3:00 p.m., Monday - Friday.  
 

b. Club, Lodge and Private Meeting Hall 
 

i. Sunday: 3:00 p.m. – 9:00 p.m. 
ii. Thursday: 3:00 p.m. – 11:00 p.m. 
iii. Friday and Saturday:  3:00 p.m. – 12:00 a.m. 
iv. Monday – Wednesday: Closed. 
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7. The approval of this application authorizes an off-site shared parking agreement for the 
parking lot at 1217 E. Colorado Boulevard, in conjunction with the operation of Club, Lodge 
and Private Meeting Hall land use on-site.  
 

8. The approval of this application authorizes an on-site shared parking agreement with the on-
site parking lot at 1253 E. Colorado Boulevard, in conjunction with the operation of an Adult 
Day Care Center and a Club, Lodge and Private Meeting Hall land uses.  
 

9. The applicant shall maintain 12 parking spaces for both the adult day care and banquet hall 
uses in the on-site parking lot, in conformance with the site plan approved in Variance No. 
11165. Access to the parking lot via the two existing one-way driveways shall be maintained 
at all times. Any reduction in the number of parking spaces shall require a modification to this 
Conditional Use Permit or a new Conditional Use Permit. 
 

10. The approval of this application authorizes an off-site valet program at 1217 E. Colorado 
Boulevard in conjunction with the Club, Lodge and Private Meeting Hall land use. 
 

11. Within six (6) months of issuance of a Certificate of Occupancy for the banquet hall, the 
applicant shall file an application for a Hearing Officer review of this Conditional Use Permit, 
to be considered at a duly-noticed public hearing.  Public notice shall be given in the same 
manner required for the original public hearing. Said application shall address the 
effectiveness of, and compliance with, the conditions of approval herein. Modifications to the 
conditions of approval and hours of operation may be considered. This hearing shall be 
conducted at the applicant’s, or successor in interest, expense. 

 
12. The Zoning Administrator, at any time, can call for a review of the approved conditions at a 

duly noticed public hearing. These conditions may be modified or new conditions added to 
reduce any impacts of the use. The Hearing Officer may revoke the Conditional Use Permit if 
sufficient cause is given. 
 

13. Any change to these conditions of approval or expansion of the use shall require the 
modification of this Conditional Use Permit or a new Conditional Use Permit. 
 

14. The applicant or successor in interest shall meet the applicable code requirements of all other 
City Departments. 
 

15. The final decision letter and conditions of approval shall be incorporated in the building plans 
as part of the building plan check process. 
 

16. The proposed project, Activity Numbers PLN2019-00177 and PLN2019-00485, are subject to 
the City’s Condition Monitoring Program and Final Zoning inspection. A Final Zoning 
Inspection is required for the project prior to the issuance of a Certificate of Occupancy or its 
equivalent. Contact the Planning Case Manager, Jennifer Driver at (626) 744-6756 to 
schedule an inspection appointment time and set up monitoring fees.  

 
17. As used in these conditions, the term "banquet hall" shall mean a Club, Lodge and Private 

Meeting Hall land use.  
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Planning Division 
 
Banquet Hall 
 
18. Only private parties, such as wedding receptions, corporate events, or events for non-profit 

charity, shall be allowed at the site as part of the banquet hall land use. ‘Disco’ or club 
promoter-produced parties or events shall be prohibited at the premise at all times.  Events 
involving private parties sponsored and/or operated by a third party who profit from organizing 
and/or drawing attendees to the events that is not conducive of a banquet facility function shall 
be prohibited at all times. 
 

19. Banquet hall live entertainment shall be limited to patron dancing with amplified music and/or 
disc jockeys and live musical acts performed by groups. Any deviation or other similar 
activities are subject to the review and approval by the Zoning Administrator. 
 

20. The banquet hall shall maintain a monthly calendar on its website listing the date and time of 
events for the current and upcoming month. Prior to the issuance of a Certificate of 
Occupancy, the applicant shall provide the website address to the Zoning Administrator.   
 

21. All banquet hall private event invitations shall include instructions and directions to the parking 
location at 1217 E. Colorado Boulevard and the availability of valet parking at no cost. The 
instruction shall clearly state that all attendees must park at the specified parking location and 
not to park in the surrounding streets (Chester Avenue, Michigan Avenue or Colorado 
Boulevard). This information shall also be specified in the instructions and directions included 
on the banquet hall’s website and in the contract with a user of the facility. Prior to the issuance 
of a Certificate of Occupancy, the applicant shall provide the Zoning Administrator for review 
and approval, the language that will be utilized in the invitations, contract and website.  
 

22. Outdoor amplified and/or non-amplified music shall be prohibited at all times.  
 

23. On its event website, the applicant shall provide a telephone number (or telephone numbers) 
which individuals can call to express concerns about events or activities on the subject 
property.  During all events on the subject property, the applicant shall have a live person 
answering this telephone and the ability to leave messages. 
 

24. The operator of the banquet hall shall maintain a written record of all complaints.  This record 
shall identify the complainant, the date and time the complaint was received, the nature of the 
complaint, how the complaint was addressed or resolved, and the date and time the 
complainant was notified of how the complaint was addressed/resolved.  A copy of this record 
shall be provided to the Zoning Administrator upon request. 
 

25. Prior to the issuance of a building permit, the applicant shall retain, at the applicant’s expense, 
an independent licensed, acoustical engineer, or equivalent qualified professional, as 
determined by the Zoning Administrator.  This consultant shall prepare an acoustical study, 
consistent with the industry’s technical and professional specifications and standards, to 
establish the weekday and weekend hourly ambient noise level along the northerly property 
lines, at pre-approved locations and times determined by the Zoning Administrator. 
 

26. The applicant shall take at least three noise measurements at the pre-established locations 
(from Condition 25) during each event. Each measurement shall be conducted at least two 
hours apart. The noise levels shall not exceed five (5) dBa above the ambient noise level 
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established by Condition 25 and P.M.C Chapter 9.36 (Noise Restrictions) at any reading at 
any time.  

 
a. If any of the noise level readings for these measurements exceed five (5) dBa above the 

ambient noise level, the applicant, and/or the audio equipment operators shall adjust the 
amplification equipment to reduce the sound levels. The applicant shall keep a record and 
a report of the readings at each event with amplified sound and/or music, as well as a 
record of the adjustment undertaken to resolve the issue (e.g. lowering audio equipment) 
and shall provide a copy to the Zoning Administrator at request. 

 
27. Prior to issuance of a building permit, the applicant shall submit to the Zoning Administrator, 

for review and approval, a floor plan showing the installation of interior sound proofing 
material(s) (e.g., curtains, panels, etc.) and any technical specifications of the sound proofing 
material(s). 
 

28. During all hours of operation of the banquet hall no doors leading from the facility to the 
exterior shall be propped open, in order to prevent noise from filtering out. 
 

29. The northern exterior doorway on the east side of the tenant space facing Chester Avenue 
shall be used as an emergency exit only. The doorway shall be clearly marked with signage 
and safeguarded so as to prevent common use.  
 

30. All vehicular parking associated with the banquet hall operations, including vendors and 
patron drop-off and pick-up, shall be accommodated by the off-street parking on-site or at the 
parking facility located at 1217 E. Colorado Boulevard.  
 

31. Prior to the issuance of a building permit, the operator of the banquet hall shall submit a copy 
of the signed parking lease agreement to the Zoning Administrator for the banquet hall’s use 
of the commercial off-street parking lot at 1217 E. Colorado Boulevard during banquet hall 
events. At a minimum, the lease agreement shall clearly state that the entire parking lot will 
be available for use by the banquet hall after 3:00 p.m. on days when events occur at the 
banquet hall. In addition, the lease shall state that at least 29 vehicular parking spaces will be 
maintained to accommodate the required parking for the banquet hall use. The lease 
agreement shall also be subject to review by the City Attorney, as to form and content, and 
shall be recorded with the Los Angeles County Recorder’s Office, prior to the issuance of a 
building permit. If at any time the off-site lot can no longer fulfill its obligation, there is a 
reduction in the quantity of parking spaces or a change in location of the off-street parking 
facility, the modification shall be reviewed by the Hearing Officer at a duly noticed public 
hearing as a modification to the Conditional Use Permit or a new Conditional Use Permit. 
 

32. The Zoning Administrator shall be notified at least 30 days before the termination of the 
parking lease agreement, or if the location of the lease parking spaces is proposed to change. 
 

33. The operator of the banquet hall shall submit a parking policy plan that is provided to its 
employees. Said plan shall include, but not limited to rules and guidelines for parking on-site 
and rules and guidelines for parking off-site at the parking facility. The parking policy shall be 
submitted for review and approval by the Zoning Administrator prior to building permit 
issuance. The plan shall be provided to all new employees and reviewed with all employees 
annually. 
 

34. All vendor loading and unloading for events shall occur on-site at 1253 E. Colorado Boulevard. 
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35. All vendor loading and unloading shall cease within one hour of the end of the event at the 
banquet hall facility or occur after 9:00 a.m. the following morning.  

 
36. Prior to the issuance of a building permit, a valet parking plan shall be submitted to the Zoning 

Administrator and the Department of Transportation for approval. This plan shall locate the 
valet parking area entirely on the property located at 1217 E. Colorado Boulevard. Cars shall 
be dropped off by their owners to a valet station within the parking lot at 1217 E. Colorado 
Boulevard and cars returned to their owners shall be picked up within the parking lot at 1217 
E. Colorado Boulevard. The valet parking plan shall show how at least 29 vehicles can be 
parked at 1217 E. Colorado Boulevard. 
 

37. Valet services for patrons utilizing the off-site parking lot shall be required during all banquet 
hall events. During such events, the off-site parking lot at 1217 E. Colorado Boulevard shall 
not be used for Commercial Parking (public parking). 
 

38. On days with events, the off-site parking lot shall conspicuously post signs noting the closing 
of the Commercial Parking lot at 3:00 p.m. 
 

39. Banquet hall employees shall be provided with a sticker that they are required to place on 
their front windshield to identify the vehicle as a banquet hall employee. A sample of the 
employee sticker shall be submitted for review and approval by the Zoning Administrator prior 
to the issuance of a building permit. 

 
40. Vehicles exiting the parking lot at 1217 E. Colorado Boulevard will be required to turn south 

onto Michigan Avenue, towards Colorado Boulevard. At least one employee or valet attendee 
shall be utilized to direct exiting traffic. 
 

41. At least two on-site valet parking attendants shall be on duty at all times the banquet hall is 
open for events. The plans submitted for building plan check process shall indicate the 
location of the valet parking attendants off-site at 1217 E. Colorado Boulevard.  
 

42. Valet program will include a SMS text messaging system to alert the valet that the patron is 
ready to pick up their car, and to notify the patrons when the car is ready for pick-up.  Patrons 
will wait inside the structure at 1253 E. Colorado Boulevard for their car. There will be no 
congregating of patrons on the sidewalk, along Colorado Boulevard, Michigan Avenue or 
Chester Avenue, or in the parking lot at 1217 E. Colorado Boulevard at any time for use of the 
valet. 
 

43. Valet service shall be provided to patrons at no cost. This shall be clearly stated on the 
banquet hall’s website and on all invitations to events.  
 

44. No cover changes, entry fees, or minimum drink orders shall be charged/required of patrons.   
 

45. Off-site sale and consumption of alcohol shall be prohibited at all times.  
 
46. Loitering or customer waiting outside the banquet hall shall not be permitted. 

 
47. Compliance with Chapter 8.78 (Tobacco Use Prevention Ordinance) of Pasadena Municipal 

Code shall be adhered to at all times.   
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48. A minimum of two readily identifiable security guards shall be present during all banquet hall 
events. The security guards shall be present at the beginning of an event at the banquet 
facility, until 30 minutes after closing or the cessation of the event. 
 

49. Operators of the banquet hall shall require verified identification with the application for rental 
of the facility and a copy shall be provided to the Police Department upon request. 
 

Adult Day Care 
 
50. The Adult Day Care Facility shall be limited to a maximum of 160 participants on-site at any 

one time.  
 

51. The Adult Day Care Facility shall operate between 8:00 a.m. to 3:00 p.m., Monday – Friday. 
Any change in hours of operation shall require a modification to this approval or a new 
Conditional Use Permit. 
 

52. The day care center shall be licensed by the State of California for adult day care services. 
The use shall not operate or be licensed as a Child Day Care Center or Charitable Institution 
use without the approval of a Conditional Use Permit.   
 

53. The Adult Day Care Facility shall operate in compliance with applicable local and state 
regulations at all times including the Pasadena Municipal Code and Zoning Code. 
 

54. All activities associated with the Adult Day Care Facility shall be contained indoors. Outdoor 
activities are prohibited at all times. 
 

55. All employees of the Adult Day Care Facility shall park on-site. 
 

56. A maximum of one carpool van may drop-off or pick-up participants at the adult day care 
center at any one time. Vans shall be used for participants of the day care center only. 
 

57. All adult day care participant drop-off shall occur in the designated loading zone on-site, as 
depicted on the approved plans. 
 

58. Participants of the adult day care facility shall not drive themselves to the site. 
 

59. Any food services associated with the operation of the day care center shall be provided to 
participants only. Meals shall not be made available to the public. 
 

60. The day care center shall not be open to the public. Non-client walk-in participation is 
prohibited at all times. 
 

61. The Adult Day Care Facility shall maintain 12 parking spaces in the on-site parking lot, in 
conformance with the site plan approved in Variance No. 11165. Access to the parking lot via 
the two existing one-way driveways shall be maintained at all times. Any change in the number 
of parking spaces shall require a modification to this Conditional Use Permit or a new 
Conditional Use Permit. 

62. To alleviate potential noise impacts, all exterior doors shall remain closed while the Adult Day 
Care land use is in operation and open to the public. 
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63. The applicant or successor in interest shall take all reasonable steps to prevent visitors of the 
Adult Day Care use from congregating or loitering outside of the facility at any time. Signage 
containing this information shall be installed in a location outside of the building (facing 
Colorado Boulevard and Chester Avenue) to the satisfaction of the Zoning Administrator and 
prior to issuance of a Certificate of Occupancy. 

 
General Conditions 
 
64. New signage shall comply with Chapter 17.48 (Signs) of the Zoning Code.   

 
65. The uses shall comply with Municipal Code Chapter 9.36 (Noise Restrictions). 

 
66. A refuse storage area for the collection of trash and recycled goods shall be provided prior to 

issuance of a Certificate of Occupancy. Refuse storage shall comply with Zoning Code 
Section 17.40.120 (Refuse Storage Facilities) at all times.  
 

67. The premises, sidewalk, and street shall be maintained in a litter and graffiti free manner. Any 
graffiti that should appear on the site shall be removed within 48 hours. If at any time the 
Zoning Administrator determines that trash, litter, and debris have become a problem, the 
operator shall be required to submit a litter clean-up plan. The litter clean-up plan shall 
address litter clean-up on-site and off-site and shall include, but not be limited to, a litter pick-
up schedule and a map of the clean-up area. Upon approval of the plan by the Zoning 
Administrator, the measures of the plan shall be implemented.   
 

68. No mechanical equipment shall be permitted on any roof unless properly screened, or in an 
enclosure designed to be architecturally compatible with the building.  All screening must be 
reviewed and approved by the Zoning Administrator. 

 
69. These conditions of approval must be posted in a conspicuous location for public viewing 

within the facility on a continuous basis for the life of this Conditional Use Permit, beginning 
on the date the occupancy commences. 
  

Department of Transportation 
 
70. Loading: DOT will not install a loading zone for project use along the project frontage. 

 
71. Parking: The parking requirements for the development shall be reviewed and approved by 

the Planning department. DOT will not issue any parking permits for project use on public 
right-of-way. 

 
Design and Historic Preservation Division 
 
72. Any exterior major rehabilitation of or substantial alterations to the building require design 

review. Contact Design and Historic Preservation Section staff for further information.   
 

Building and Safety Division 
 
73. Governing Codes: Comply with the Current Edition of the 2016 California Residential Code, 

2016 California Building Code, 2016 California Electrical Code, 2016 California Plumbing 
Code, 2016 California Mechanical Code, 2016 California Energy Code, California Green 
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Building Standard Code and the City of Pasadena Municipal Code.  The governing edition is 
based on the date in which the project is submitted to the City of Pasadena for review.  
 

74. Building Code Analysis: Provide a Building Code Analysis on the title sheet. Include the 
code(s) information for each building proposed: Descriptive scope of work, occupancy, 
assessor’s parcel number, number of stories, type of construction, fire sprinklers, floor area, 
height, and allowable floor area. 
 

75. Means of Egress (Exiting): 
 

a. Show an exit plan that labels and clearly shows compliance with all required egress 
features such as, but not limited to, common path of travel, required number of exits, 
occupant load, required width, continuity, travel distance, etc. [CBC 1001.1] 
 

b. Clearly label and identify on plans fire-resistive corridors, exit enclosures, exit 
passageways, horizontal exits, occupancy separation walls and floors, fire resistive shafts, 
and fire walls, along with their fire-resistive ratings. 
 

c. Primary accessible path of travel shall include a primary entrance to the building or facility; 
toilet and bathing facilities serving the area; drinking fountains serving the area; public 
telephones serving the area, and signs. CBC 2016 Chapter 11A. 

 
76. Parking Spaces: Where parking spaces are provided, accessible parking spaces shall be 

provided in number and kind required per CBC 2016 11A. 
 

77. Required Plans and Permit(s): 
 

a. Separate permits are required for the following: Mechanical, Electrical, Plumbing, Fire 
Sprinkler, Demolition, others. 

 
Public Works Department 
 
78. In order to accommodate an Americans with Disabilities Act (ADA) compliant curb ramp, the 

applicant shall verify, and reconstruct if necessary, a standard curb ramp at the northwest 
corner of Colorado Boulevard and Chester Street, if possible, per Caltrans Standard A88A or 
City of Pasadena Standard No. S-414.  The curb ramp construction shall be completed prior 
to the issuance of Certificate of Occupancy.  A separate permit from the Department of Public 
Works is required for all construction in the public right-of-way.  Please contact 626-744-4195 
for the general process. 

 
The applicant may submit to the City for review any proposed designs that will comply with 
the ADA requirements.  The applicant is responsible for the design, preparation of plans and 
specifications, and construction of the new curb ramp.  Plans for the curb return improvements 
shall be prepared by a civil engineer, registered in the State of California.  Upon submittal of 
improvement plans to the Departments of Public Works for review, the applicant will be 
required to place a deposit with the Department of Public Works to cover the cost of plan 
checking.  The amount of deposit will be based on the current City’s General Fee Schedule.  
Note that the building plans approved by the City’s Planning (Building) Department do not 
constitute approvals for work in the public right-of-way.  Separate plans shall be submitted to 
the Department of Public Works – Engineering Division – at 175 North Garfield Avenue 
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Window 6.  The applicant shall submit the curb return improvement plans and the plan check 
deposit at least two (2) months prior to the issuance of any building or demolition permits. 

 
79. A portion of the existing drive approach on Chester Avenue frontage is unusable and is not in 

conformance with City standard and shall be reconstructed per City Standard S-403. In 
accordance with Section 12.04.035, entitled “Abandoned Driveways” of the PMC, the 
applicant shall close any unused drive approach with standard concrete curb, gutter and 
sidewalk.  In addition, the applicant shall repair any existing or newly damaged curb, gutter 
and sidewalk along the subject frontage prior to the issuance of a Certificate of Occupancy in 
accordance with Section 12.04.031, entitled “Inspection required for Permit Clearance” of the 
PMC.  A separate permit from the Department of Public Works is required for all construction 
in the public right-of-way.  Please contact 626-744-4195 for the general process. 
 

80. A closed circuit television (CCTV) inspection of the house sewer serving the property shall be 
performed and a CCTV inspection video submitted to the Department of Public Works for 
review.  At the time of the video submittal, a non-refundable flat fee, per the current General 
Fee Schedule, shall be placed by the applicant to cover the staff cost of video review.  The 
house sewer inspection shall include footage from the private cleanout to the connection at 
public sewer main, with no or minimum flow in the pipe during the televising.  The property 
address, date of inspection, and a continuous read-out of the camera distance from the 
starting point shall be constantly displayed on the video. The applicant shall correct any 
defects revealed by the inspection.  Defects may include, excessive tuberculation, offset 
joints, excessive root intrusion, pipe joints that can allow water infiltration, cracks, and 
corrosion or deterioration of the pipe or joint material, damaged or cracked connection to the 
sewer main, or other defects as determined by the City Engineer.  The method of correction 
of the defects shall be subject to the approval of the City Engineer, and may include partial or 
total replacement of the house sewer, or installation of a structural or non-structural pipe liner. 
The applicant shall be responsible for all costs required to obtain the CCTV inspection of the 
existing sewer connection, and if required, to correct the defects. 

 
81. The applicant shall protect all existing public facilities and maintain the right of way in good 

clean condition during the construction.  If any damage is proven to be caused by the subject 
development, the applicant is responsible for replacing and/or repairing the facilities to the 
satisfaction of the City, prior to the issuance of Certificate of Occupancy. 
 

82. Prior to the start of construction or the issuance of any permits, the applicant shall submit a 
Construction Staging and Traffic Management Plan to the Department of Public Works for 
review and approval.  The template for the Construction Staging and Traffic Management Plan 
can be obtained from the Department of Public Works webpage at:  
https://ww5.cityofpasadena.net/public-works/engineering-and-
construction/engineering/forms-and-applications/. A non-refundable flat fee, based on the 
current General Fee Schedule, is required for plan review and on-going monitoring during 
construction.  This plan shall show the impact of the various construction stages on the public 
right-of-way (and the private street) including all street occupations, lane closures, detours, 
staging areas, and routes of construction vehicles entering and exiting the construction 
site.  An occupancy permit shall be obtained from the department for the occupation of any 
traffic lane, parking lane, parkway, or any other public right-of-way.   All lane closures shall be 
done in accordance with the Manual of Uniform Traffic Control Devices (MUTCD) and 
California Supplement.  If the public right-of-way occupation requires a diagram that is not a 
part of the MUTCD or California Supplement, a separate traffic control plan must be submitted 
as part of the Construction Staging and Traffic Management Plan to the department for review 

https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
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and approval.  No construction truck idling or staging, material storage, or construction trailer 
are allowed in the public right-of-way. 
 

83. In preparation for the New Year Rose Parade and Rose Bowl Game, the Department of Public 
Works will suspend all works within the public right-of-way during the holiday season in 
accordance to PMC 12.24.100 and City Policy. 

 
In general, all public streets, sidewalks and parkways shall be free and clear of excavations 
and other construction related activities during the period of November through January of the 
following year.  Specific dates will vary on an annual basis.  Accordingly, contractors will be 
required to shut down construction operations which would impede traffic and pedestrian 
movements during these periods unless otherwise authorized by the City Engineer.  Any 
existing excavations shall be backfilled, compacted and temporarily repaved before the 
beginning of the moratorium period. 

 
The Holiday Moratorium Map, showing the appropriate shutdown period, and corresponding 
areas in the City, is available at the Department of Public Works Permit Counter (window #6), 
175 N. Garfield Avenue, Pasadena, CA 91109, or at the following link: 
https://ww5.cityofpasadena.net/public-works/engineering-and-
construction/engineering/forms-and-applications/ . 

 
84. All costs associated with these conditions shall be the applicant’s responsibility. Unless 

otherwise noted in this memo, all costs are based on the General Fee Schedule that is in 
effect at the time these conditions are met.  A processing fee will be charged against all 
deposits. 
 

85. Sewer Facility Charge - Chapter 4.53 of the PMC.  
 

a. The ordinance provides for the sewer facility charge to ensure that new development 
within the city limits pays its estimated cost for capacity upgrades to the city sewer system, 
and to ensure financial solvency as the city implements the operational and maintenance 
practices set forth in the city's master sewer plan generated by additional demand on the 
system.  Based on sewer deficiencies identified in the City’s Master Sewer Plan, the 
applicant may be subject to a Sewer Facility Charge to the City for the project’s fair share 
of the deficiencies.  The Sewer Facility Charge is based on the Taxes, Fees and Charges 
Schedule and will be calculated and collected at the time of Building Permit Issuance. 

 
86. Sidewalk Ordinance - Chapter 12.04 of the Pasadena Municipal Code (PMC)  

 
a. In accordance with Section 12.04.035, entitled “Abandoned Driveways” of the PMC, the 

applicant shall close any unused drive approach with standard concrete curb, gutter and 
sidewalk.  In addition, the applicant shall repair any existing or newly damaged curb, gutter 
and sidewalk along the subject frontage prior to the issuance of a Certificate of Occupancy 
in accordance with Section 12.04.031, entitled “Inspection required for Permit Clearance” 
of the PMC. 

 
87. City Trees and Tree Protection Ordinance - Chapter 8.52 of the PMC  

 
a. The ordinance provides for the protection of specific types of trees on private property as 

well as all trees on public property.  No street trees in the public right-of-way shall be 
removed without the support of the Urban Forestry Advisory Committee.   No trees shall 

https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
https://ww5.cityofpasadena.net/public-works/engineering-and-construction/engineering/forms-and-applications/
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be damaged by the proposed construction, if a City tree is damaged, the applicant may 
be liable for the assessed value of the tree.   Refer to 
https://ww5.cityofpasadena.net/public-works/parks-and-natural-resources/urban-forestry/ 
for guidelines and requirements for tree protection. 
 

88. Construction and Demolition Waste Ordinance, Chapter 8.62 of the PMC  
 
a. The applicant shall submit the following plan and form which can be obtained from the 

Permit Center’s webpage at http://cityofpasadena.net/PublicWorks/Engineering_Division/ 
and the Recycling Coordinator, (626) 744-7175, for approval prior to the request for a 
permit: 
 
i. C & D Recycling & Waste Assessment Plan – Submit plan prior to issuance of the 

permit.  A list of Construction and Demolition Recyclers is included on the waste 
management application plan form and it can also be obtained from the Recycling 
Coordinator. 

 
ii. Summary Report with documentation must be submitted prior to final inspection. 
 
A security performance deposit of three percent of the total valuation of the project or 
$30,000, whichever is less, is due prior to permit issuance.  For Demolition Only projects, 
the security deposit is $1 per square foot or $30,000, whichever is less. This deposit is 
fully refundable upon compliance with Chapter 8.62 of the PMC.  A non-refundable 
Administrative Review fee is also due prior to permit issuance and the amount is based 
upon the type of project. 

 
Pasadena Water and Power – Water Division (as issued with Conditional Use Permit #6740) 

 
89. Water Mains:  Pasadena Water and Power (PWP), Water Division can serve water to this 

project.  There are two water mains surrounding this project.  There is a 6-inch cast iron water 
main in Colorado Boulevard, installed under Work Order 2747 in 1932.  This water main is 
located approximately 6 feet south of the north property line of Colorado Boulevard.  There is 
an 8-inch cast iron water main in Chester Avenue, installed under Work Order 3124 in 1935.  
This water main is located approximately 21 feet east of the west property line of Chester 
Avenue. 
 

90. Moratorium: Verify with Public Works Department regarding any street construction 
moratorium affecting this project. 
 

91. Water Pressure: The approximate water pressure in the area is 60 - 70 psi. 
 

92. Water Service: PWP records reflect a 1-inch water service (12356) serving this project.  Any 
change in water service will be reviewed when the building plans are submitted.  Any change 
in service will be installed at actual cost and paid for by the owner/developer.  Additionally, if 
it is determined that a water main must be upgraded due to size, age, pressure deficiencies, 
and/or the integrity of the existing water main; the upgrade will be paid for by the 
owner/developer.  A deposit will be requested for the water main design and a cost estimate 
will be provided to the owner/developer for the new water service installations, main design, 
and main construction.  The owner/developer must be aware that the design of a new water 
main will take 3 to 4 months after the initial deposit is made by the owner/developer.  Also, an 
additional 4 to 6 months will be needed for the construction of the water main after the balance 

https://ww5.cityofpasadena.net/public-works/parks-and-natural-resources/urban-forestry/
http://cityofpasadena.net/PublicWorks/Engineering_Division/
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of the estimate is paid in full by the owner/developer.  The design and construction estimated 
time depends on the size and length of the water main and other mains in the queue.  For this 
reason, it is imperative that the initial deposit be submitted promptly. 
 

93. Water Division Requirements: 
 

a. Water lines are not permitted to cross lot lines to serve adjoining lots without a 
utility easement; the Pasadena Water Division shall approve all proposed easements.  
 

b. The Water Division will install the service tap, lateral, water meter and designate the 
distribution main and service tap. 
 

c. All services not in use must be abandoned at the distribution main at the applicable rate. 
 

d. For subdivided lots with one unit behind the existing, show easement documentation and 
assessor parcel map showing the subdivision.  
 

e. Pursuant to the PWP Water Regulation Section XI ‘A water service and meter may be 
evaluated for its continuing integrity.  Should PWP find a service, meter, vault or other 
appurtenance to be substandard and no longer suitable for continued use, replacement 
and/or construction of new facilities may be required.  PWP may require that a portion or 
all of the costs of such replacement and/or construction be paid or contracted for by the 
Applicant or Customer prior to construction.’  The property owner is responsible for the 
replacement cost.  All service pipes shall be of suitable capacity as determined by 
applicable plumbing and fire codes.  The minimum sized service installed by PWP is 1-
inch. 

 
94. Cross Connection Requirements for Domestic Services: 

 
a. All city cross-connection prevention policies must be adhered to.  The developer is 

required to provide back-flow protection at all connections whereby the plan arrangement 
or configuration could potentially contaminate the domestic water system. 
 

b. There shall be no taps between the meter and the backflow assembly. 
 

c. The owner/developer shall provide and install an approved double check valve backflow 
prevention assembly at each water service if more than one water service serves property.  
The location of the back-flow prevention assembly shall be above ground within 20-feet of 
the property line. 
 

d. The property owner is responsible for the back-flow prevention assembly.  The assembly 
will be registered and require an annual test certification.  All manufacturer warranties shall 
be transferred upon installation and certification to the property owner. 
 

e. The owner/developer is responsible for certifying and testing the assembly after 
installation by a person that possesses a current and valid license, and must be certified 
by the County of Los Angeles Department of Health Services. 
 

f. The owner/developer shall submit the results of the test to the Water Utility Service Section 
for approval.  Upon approval, the City will maintain domestic water to the property and will 
automatically register the assembly. 
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g. All water services shall be protected from cross connections by means of 
approved backflow prevention techniques and assemblies. 
 

h. An administrative fee of $194.00 will be charged for each backflow prevention assembly 
installed.  

 
95. Cross Connection Requirements for Fire Service: 

 
a. The fire service requires a detector meter and back-flow prevention assembly. 

 
b. The assembly shall be located in a readily accessible location for meter reading, test and 

maintenance. 
 

c. All fire sprinkler systems require installation of an approved double check valve backflow 
prevention assembly at the sprinkler lateral off the domestic system. 
 

d. Contract service other than PWP, providing the backflow prevention assembly shall 
contact the Water Utility Services Section to verify assembly approval or contact the 
University of Southern California foundation for Cross Connection Control and Hydraulic 
Research for an approve list of assemblies. 
 

e. All manufacturer warranties shall be transferred upon installation and certification to the 
property owner.  The property owner shall assume ownership of the back-flow prevention 
assembly.  The assembly will be registered and require an annual test certification. 
 

f. If PWP is to provide DCDA for fire service, PWP will install Wilkins, model 450 DA. 
 

g. Choose from one of the below listed options and incorporate into the fire sprinkler plans. 
 

i. Option 1: Detector meter located on double check detector check assembly (DCDA) 
outside the structure on private property. 

 
1) The Water Division will install the service tap, lateral, DCDA (optional Wilkins, 

models 350 DA or 450 DA) and designate the distribution main and service tap.  
 

2) The location of the back-flow prevention assembly shall be a minimum of 12-inches 
above grade within 10-feet of the property line, on private property.  Reference 
Water Division Plan Check for certification and registration. 

 
ii. Option 2: Detector meter located in a vault within the public right of way with a double 

check valve backflow prevention assembly (DCA) provided and installed inside or 
outside the building by the owner/developer. 

 
1) The Water Division will install the service tap, lateral, detector water meter and 

designate the distribution main and service tap. 
 

2) The location of the back-flow prevention assembly shall be a minimum of 12-inches 
above grade within 20-feet of the property line on private property.  Reference 
Water Division Plan Check for certification and registration. 
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96. All Other Cross Connection Requirements: The owner/developer is also responsible for 
additional cross connection requirements for irrigation system, swimming pool and/or spa, 
boiler / chilled water / cooling tower (using chemical additives), domestic water line at makeup 
to carbonation system, sewage ejector, decorative water fountain, and makeup water to 
reverse osmosis filtration equipment. 
 

97. Fire Flow and Fire Hydrants:   The Pasadena Fire Department (PFD) has jurisdiction and 
establishes the requirements for fire protection within the City of Pasadena.  PFD must be 
consulted in this regard.  Any cost incidental to providing adequate fire protection for the 
project must be paid for by the owner/developer. 

 
There are two fire hydrants in close proximity to the project site.  Fire hydrant 717-20 is located 
on the northeast corner of the three-way intersection at Colorado Boulevard and Chester 
Avenue.  Fire hydrant 717-7 is located on the southeast corner of the three-way intersection 
at Colorado Boulevard and Chester Avenue. 

 
There is no current fire flow test information available for these fire hydrants.  If you would like 
to request fire flow test information, please contact Marco Sustaita at (626) 744-4498. 
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98. Fire Hydrants Details:   
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ATTACHMENT C 
HEARING OFFICER DECISION LETTER 

Dated April 9, 2021 
  



 

P L A N N I N G  &  C O M M U N I T Y  D E V E L O P M E N T  D E P A R T M E N T  

PLANNING DIVISION  

175 North Garfield Ave. • Pasadena, CA 91101-1704 
(626) 744-4009 

www.cityofpasadena.net 

April 9, 2021 
 
 

Dafne Gokcen 
FE Design and Consulting 
327 E. 2nd Street #222 
Los Angeles, CA 90012 
 
Re: Modification to Conditional Use Permit #6740 PLN2019-00485 

1217 E. Colorado Boulevard and 1253 E. Colorado Boulevard 
Council District #5 

 
Dear Ms. Gokcen: 
 
Your application for a Modification to Conditional Use Permit #6740 at 1217 E. Colorado 
Boulevard and 1253 E. Colorado Boulevard was considered by the Hearing Officer on April 
7, 2021. 
 
1) MODIFICATION TO CONDITIONAL USE PERMIT #6740 – To allow a banquet hall (Club, 

Lodge and Private Meeting Hall land use), in conjunction with the approved Adult Day 
Care land use;  

2) CONDITIONAL USE PERMIT – To allow the extended hours of operation for the proposed 
Club, Lodge and Private Meeting Hall from 3:00 p.m. to 2:00 a.m., daily, in lieu of the 
permitted hours of 7:00 a.m. to 10:00 p.m., daily, when adjacent to a residential zoning 
district; 

3) MINOR CONDITIONAL USE PERMIT – To allow shared parking both on-site and off-site 
at 1217 E. Colorado Boulevard between the previously approved land use (Adult Day 
Care) and the proposed land use (Club, Lodge and Private Meeting Hall); and,  

4) MINOR CONDITIONAL USE PERMIT – To allow valet parking on-site in conjunction with 
the proposed Club, Lodge and Private Meeting Hall land use 

 
After careful consideration of this application, and with full knowledge of the property and vicinity, 
the Hearing Officer made the findings as shown on Attachment A to this letter. Based upon these 
findings, it was decided by the Hearing Officer that the Modification to Conditional Use Permit 
#6740 be disapproved with the findings in Attachment A. 
 
You are hereby notified that, pursuant to Pasadena Municipal Code Chapter 17.72, any person 
affected or aggrieved by the decision of the Hearing Officer has the right to appeal this decision 
within ten days (April 19, 2021).  The effective date of this case will be April 20, 2021.  Prior to 
such effective date, a memsber of the City Council or Planning Commission may request that it 
be called for review to the Board of Zoning Appeals.  However, if there is a request for a call for 
review, the appeal period will continue to run.  If the tenth day falls on a day when City offices are 
closed, the appeal deadline shall be extended through the next day when offices are open. The 
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decision becomes effective on the eleventh day from the date of the decision.  The regular Appeal 
fee is $2,278.13.  The Appeal fee for non-profit community-based organizations is $1,139.06. 
 
This project has been determined to be exempt from environmental review pursuant to the 
guidelines of the California Environmental Quality Act (Public Resources Code §21080(b)(5); 
Administrative Code, Title 14, Chapter 3, §15270(a), Projects Which are Disapproved.  This 
Statutory Exemption states that CEQA does not apply to projects which a public agency rejects or 
disapproves. 
 

For further information regarding this case please contact Jennifer Driver at (626) 744-6756 or 
jdriver@cityofpasadena.net. 
 
Sincerely, 
 
 
 
Paul Novak 
Hearing Officer 
 
Enclosures:  Attachment A 
 
xc: City Manager, City Clerk, City Council, City Council District Liaison, Building Division, Public Works, Design and 

Historic Preservation, Department of Transportation, Hearing Officer, Code Compliance, Case File, Decision 
Letter File, Planning Commission (9) 

  

mailto:jdriver@cityofpasadena.net
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ATTACHMENT A 
SPECIFIC FINDINGS FOR MODIFICATION TO CONDITIONAL USE PERMIT #6740 

 
Modification to Conditional Use Permit #6740: To establish a Club, Lodge and Private Meeting 
Hall use  
 
1. The location of the proposed use does not comply with the special purposes of this Zoning 

Code and the purposes of the applicable zoning district.  
 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The proposed Club, Lodge and Private Meeting Hall land 
use will not contribute to a vibrant mix of land uses and the use is incompatible with the 
surrounding residential neighborhood. Noise and nuisance activity during and after-hours from 
the banquet hall until 2:00 a.m., daily, is a concern for staff and the Police Department. The 
location does not provide for adequate parking or buffering between it and the adjacent 
residential uses. The proposed use will result in traffic, noise, and safety concerns for the 
adjoining residential uses and will adversely impact the character, safety, health and quality 
of life for the surrounding area. 
 

2. The proposed use is not in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan.  

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and an 
on-site valet parking service, is not consistent with the purposes of the East Colorado Specific 
Plan and the policies contained in Goal 3, Compatible Land Uses and Goal 25, Vital Districts 
and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element (GPLU) 
Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial uses 
adjoining residential neighborhoods are designed to be compatible with each other. GPLU 
Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or cultural 
purposes be located, designed and managed to ensure compatibility and avoid traffic, noise, 
and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact 
Uses) aims to avoid the concentration of uses and facilities in any neighborhood or district 
where their intensities, operations, and/or traffic could adversely impact the character, safety, 
health and quality of life for the surrounding area.  

 
Both staff and the Police Department have concerns regarding the use of the site as a banquet 
hall as well as the extended hours of operation and parking arrangements. The proposed use 
and its operation is anticipated to have guests congregate outside and in the surrounding 
neighborhood until late in the evening, to have frequent instances of public drinking as well as 
noise disturbances from inside and outside the banquet hall. The demand for parking will likely 
overflow onto the surrounding residential streets and the quality and efficiency of the parking 
utilization will not equal or exceed the level that is otherwise required. This overflow will create 
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noise and safety issues in this residential neighborhood. As a result, the proposed banquet 
hall use with extended hours of operation will not be in line with the purposes and policies of 
the Specific Plan and the General Land Use Plan. The banquet hall will not be a compatible 
land use with the adjacent residential neighborhood and will create traffic, noise and safety 
concerns for the surrounding residences.  

 
3. The establishment, maintenance, or operation of the use would, under the circumstances of 

the particular case, be detrimental to the health, safety, or general welfare of persons residing 
or working in the neighborhood of the proposed use.  
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The site is adjacent to residential uses to the north, and noise 
disturbances and traffic will be detrimental to the health, safety and general welfare of persons 
residing or working in the neighborhood of the proposed use. It is anticipated that while the 
guests wait for the valet service to pick up their cars, they will congregate outside the venue 
and result in noise and public safety disturbances. The circumstances of the project, which 
include the difficulty for guests or valet to exit easily from the drop-off site in their vehicles, the 
lack of on-site vehicle queuing and the absence of an inside guest congregating area, will 
result in guests waiting outside the garage, having the valet drop off cars on Chester Avenue 
and queuing of vehicles outside the garage into the residential neighborhood. Additionally, as 
there would be no limit on the number of events per week nor the type of event, it could result 
in the venue operating seven days a week until 2:00 a.m. with amplified music, proving to be 
a continuous noise and public safety nuisance to the surrounding residences after events late 
into the evening/early in the morning. Furthermore, the Police Department has stated that “all 
the modifications requested will have a dire affect to the abutting residential properties.” In 
addition, the use will “provide an undue nuisance to nearby residents…Police and City 
resources will likely be taxed to handle alcohol and noise complaints at this location.”  
 

4. The use would be detrimental or injurious to property and improvements in the neighborhood 
or to the general welfare of the City.  
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The site is adjacent to residential uses to the north, and noise 
disturbances and traffic will be detrimental to the general welfare of the City. It is anticipated 
that while the guests wait for the valet service to pick up their cars, they will congregate outside 
the venue and result in noise and public safety disturbances. The circumstances of the project, 
which include the difficulty for guests or valet to exit easily from the drop-off site in their 
vehicles, the lack of on-site vehicle queuing and the absence of a guest congregating area, 
will result in guests waiting outside the garage, having the valet drop off cars on Chester 
Avenue and queuing of vehicles outside the garage into the residential neighborhood. 
Additionally, as there would be no limit on the number of events per week nor the type of 
event, it could result in the venue operating seven days a week until 2:00 a.m. with amplified 
music, proving to be a continuous noise and public safety nuisance to the surrounding 
residences after events late into the evening/early in the morning. Furthermore, the Police 
Department has stated that “all the modifications requested will have a dire affect to the 
abutting residential properties.” In addition, the use will “provide an undue nuisance to nearby 
residents…Police and City resources will likely be taxed to handle alcohol and noise 
complaints at this location.”  
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5. The design, location, operating characteristics, and size of the proposed use would not be 

compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  The 
operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
 

6. There are no changed circumstances sufficient to justify the modification of the original 
approval.   
 
In staff’s previous review of the CUP for adult day care land use, consideration of the abutting 
residences was weighed heavily. In the conditions of approval, several conditions were 
included to protect the abutting residences. These included prohibiting any outdoor activity, 
requiring employees to park on-site, prohibiting participants from driving themselves, locating 
the participant drop-off/pick-up on-site, the use of shuttles to and from participant’s residential 
facilities, and to have doors and windows shut during operating hours. Noise and parking was 
a concern for the adult day care land use, which is a less intense use than a banquet hall 
operating until 2:00 a.m. A proposed banquet hall with live entertainment or amplified music 
would be a louder and more intrusive use and thus prove incompatible with the surrounding 
land uses. As a result, staff determined that there are no changed circumstances to justify 
permitting a more impactful use at this location. 
 

Conditional Use Permit: Extended Hours of Operation 
 

7. The location of the proposed use does not comply with the special purposes of this Zoning 
Code and the purposes of the applicable zoning district.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The request extended hours until 2:00 a.m., daily, in lieu 
of the permitted 10:00 p.m., for the Club, Lodge and Private Meeting Hall land use, and will 
not contribute to a vibrant mix of land uses and the use is incompatible with the surrounding 
residential neighborhood. Noise and nuisance activity during and after-hours from the banquet 
hall until 2:00 a.m., daily, is a concern for staff and the Police Department. The location does 
not provide for adequate parking or buffering between it and the adjacent residential uses. 
The proposed use will result in traffic, noise, and safety concerns for the adjoining residential 
uses and will adversely impact the character, safety, health and quality of life for the 
surrounding area. 
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8. The proposed use is in not conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan. 

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and an 
on-site valet parking service, is not consistent with the purposes of the East Colorado Specific 
Plan and the policies contained in Goal 3, Compatible Land Uses, and Goal 25, Vital Districts 
and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element (GPLU) 
Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial uses 
adjoining residential neighborhoods are designed to be compatible with each other. GPLU 
Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or cultural 
purposes be located, designed and managed to ensure compatibility and avoid traffic, noise, 
and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact 
Uses) aims to avoid the concentration of uses and facilities in any neighborhood or district 
where their intensities, operations, and/or traffic could adversely impact the character, safety, 
health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a banquet 
hall as well as the extended hours of operation and parking arrangements. The proposed use 
and its operation is anticipated to have guests congregate outside and in the surrounding 
neighborhood until late in the evening, to have frequent instances of public drinking as well as 
noise disturbances from inside and outside the banquet hall. The demand for parking will likely 
overflow onto the surrounding residential streets and the quality and efficiency of the parking 
utilization will not equal or exceed the level that is otherwise required. This overflow will create 
noise and safety issues in this residential neighborhood. As a result, the proposed banquet 
hall use with extended hours of operation will not be in line with the purposes and policies of 
the Specific Plan and the General Land Use Plan. The banquet hall will not be a compatible 
land use with the adjacent residential neighborhood and will create traffic, noise and safety 
concerns for the surrounding residences.  
 

9. The establishment, maintenance, or operation of the use would under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons residing 
or working in the neighborhood of the proposed use. 
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes extended hours of operation until 2:00 
a.m., daily, in lieu of the permitted 10:00 p.m. The site is adjacent to residential uses to the 
north, and noise disturbances and traffic will be detrimental to the health, safety and general 
welfare of persons residing or working in the neighborhood of the proposed use. It is 
anticipated that while the guests wait for the valet service to pick up their cars, they will 
congregate outside the venue and result in noise and public safety disturbances. The 
circumstances of the project, which include the difficulty for guests or valet to exit easily from 
the drop-off site in their vehicles, the lack of on-site vehicle queuing and the absence of a 
guest congregating area, will result in guests waiting outside the garage, having the valet drop 
off cars on Chester Avenue and queuing of vehicles outside the garage into the residential 
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neighborhood. Additionally, as proposed, there is no limit on the number of events per week 
nor the type of event, which could result in the venue operating seven days a week until 2:00 
a.m. with amplified music, proving to be a continuous noise and public safety nuisance to the 
surrounding residences after events late into the evening/early in the morning. Furthermore, 
the Police Department has stated that “all the modifications requested will have a dire affect 
to the abutting residential properties.” In addition, the use will “provide an undue nuisance to 
nearby residents…Police and City resources will likely be taxed to handle alcohol and noise 
complaints at this location.”  
 

10. The use, as described, would be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City. 
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes extended hours of operation until 2:00 
a.m., daily, in lieu of the permitted 10:00 p.m. The site is adjacent to residential uses to the 
north, and noise disturbances and traffic will be detrimental to the general welfare of the City. 
It is anticipated that while the guests wait for the valet service to pick up their cars, they will 
congregate outside the venue and result in noise and public safety disturbances. The 
circumstances of the project, which include the difficulty for guests or valet to exit easily from 
the drop-off site in their vehicles, the lack of on-site vehicle queuing and the absence of a 
guest congregating area, will result in guests waiting outside the garage, having the valet drop 
off cars on Chester Avenue and queuing of vehicles outside the garage into the residential 
neighborhood. Additionally, as proposed, there is no limit on the number of events per week 
nor the type of event, which could result in the venue operating seven days a week until 2:00 
a.m. with amplified music, proving to be a continuous noise and public safety nuisance to the 
surrounding residences after events late into the evening/early in the morning. Furthermore, 
the Police Department has stated that “all the modifications requested will have a dire affect 
to the abutting residential properties.” In addition, the use will “provide an undue nuisance to 
nearby residents…Police and City resources will likely be taxed to handle alcohol and noise 
complaints at this location.”  
 

11. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  The 
operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
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Minor Conditional Use Permit: Shared Parking 
 
12. The location of the proposed use does not comply with the special purposes of this Zoning 

Code and the purposes of the applicable zoning district.  
 

The proposed shared parking agreement includes the reliance on an off-site Commercial Off-
Street Parking lot. Zoning Code Section 17.80.020 defines Commercial Off-Street Parking as 
“the commercial parking of vehicles for nonresidential uses. The parking is not required for a 
specific use.” The purpose of Commercial Off-Street Parking lot is to provide public parking to 
a general area, typically commercial, without locking up the spaces for one specific user. As 
Commercial Off-Street Parking cannot be designated for a specific use, no specific use can 
be included in the evaluation of whether it is possible to share the parking without conflict. As 
a result, the proposed shared parking agreement does not comply with the special purposes 
of the Zoning Code or zoning district. 

 
13. The proposed use is not in conformance with the goals, policies, and objectives of the General 

Plan and the purpose and intent of any applicable specific plan.   
 

The proposed banquet hall, with extended hours, shared parking both on- and off-site and an 
on-site valet parking service, is not consistent with the purposes of the East Colorado Specific 
Plan and the policies contained in Goal 3, Compatible Land Uses and Goal 25, Vital Districts 
and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element (GPLU) 
Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial uses 
adjoining residential neighborhoods are designed to be compatible with each other. GPLU 
Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or cultural 
purposes be located, designed and managed to ensure compatibility and avoid traffic, noise, 
and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact 
Uses) aims to avoid the concentration of uses and facilities in any neighborhood or district 
where their intensities, operations, and/or traffic could adversely impact the character, safety, 
health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a banquet 
hall as well as the extended hours of operation and parking arrangements. The proposed use 
and its operation is anticipated to have guests congregate outside and in the surrounding 
neighborhood until late in the evening, to have frequent instances of public drinking as well as 
noise disturbances from inside and outside the banquet hall. The demand for parking will likely 
overflow onto the surrounding residential streets and the quality and efficiency of the parking 
utilization will not equal or exceed the level that is otherwise required. This overflow will create 
noise and safety issues in this residential neighborhood. As a result, the proposed banquet 
hall use with extended hours of operation will not be in line with the purposes and policies of 
the Specific Plan and the General Land Use Plan. The banquet hall will not be a compatible 
land use with the adjacent residential neighborhood and will create traffic, noise and safety 
concerns for the surrounding residences.  
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14. The establishment, maintenance, or operation of the use would under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons residing 
or working in the neighborhood of the proposed use.   
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The proposed use 
and its operation is anticipated to have guests congregate outside and in the surrounding 
neighborhood until late in the evening, to have frequent instances of public drinking as well as 
noise disturbances from inside and outside the banquet hall. Even with the off-site parking lot, 
the demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. As a result, the proposed shared parking agreement for the banquet hall use 
with extended hours of operation will be detrimental to the health, safety and general welfare 
of persons residing or working in the neighborhood and will not be a compatible land use with 
the adjacent residential neighborhood.  
 

15. The use, as described, would be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City.   

 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The site is 
adjacent to residential uses to the north, and noise disturbances and traffic will be detrimental 
to the general welfare of the City. It is anticipated that while the guests wait for the valet service 
to pick up their cars, they will congregate outside the venue and result in noise and public 
safety disturbances. The circumstances of the project, which include the difficulty for guests 
or valet to exit easily from the drop-off site in their vehicles, the lack of on-site vehicle queuing 
and the absence of a guest congregating area, will result in guests waiting outside the garage, 
having the valet drop off cars on Chester Avenue and queuing of vehicles outside the garage 
into the residential neighborhood. Additionally, as proposed, there is no limit on the number 
of events per week nor the type of event, which could result in the venue operating seven 
days a week until 2:00 a.m. with amplified music, proving to be a continuous noise and public 
safety nuisance to the surrounding residences after events late into the evening/early in the 
morning. Furthermore, the Police Department has stated that “all the modifications requested 
will have a dire affect to the abutting residential properties.” In addition, the use will “provide 
an undue nuisance to nearby residents…Police and City resources will likely be taxed to 
handle alcohol and noise complaints at this location.”  
 

16. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  The 
operational characteristics such as frequency of events, hours of operation, and parking 
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operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
 

17. The spaces to be provided would not be available as long as the uses requiring the spaces 
lawfully exist.  

 
The proposed shared parking agreement with the off-site Commercial Off-Street Parking lot 
at 1217 E. Colorado Boulevard creates obstacles in being able to maintain the availability of 
the required spaces for the operation of the banquet hall. Zoning Code Section 17.80.020 
defines Commercial Off-Street Parking as “the commercial parking of vehicles for 
nonresidential uses. The parking is not required for a specific use.” The purpose of 
Commercial Off-Street Parking lot is to provide public parking to a general area, typically 
commercial, without locking up the spaces for one specific user. As Commercial Off-Street 
Parking cannot be designated for a specific use, no specific use can be included in the 
evaluation of whether it is possible to share the parking without conflict. In their analysis, Staff 
found that there was not an adequate manner in which the 29 required parking spaces could 
reasonably be secured for the proposed use. As a result, it is not possible to conclude that 
the spaces required to be provided for the banquet use will be available, so long as the 
banquet hall lawfully exists, as the spaces will be available for commercial parking for the 
general public as well. 

 
18. The quality and efficiency of the parking or loading utilization would not equal or exceed the 

level that is otherwise required.  
 

The demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. Objective 25.7 of the General Plan Land Use Element (Buffering Adjoining 
Residential Areas) aims to ensure that commercial uses adjoining residential neighborhoods 
or mixed residential and commercial uses are designed to be compatible with each other. This 
proposed use abutting residential uses, with hours of operation until 2:00 a.m., daily and 
inadequate parking arrangement, is not a compatible use.  
 
Minor Conditional Use Permit: Valet Parking 
 

19. The location of the proposed use does not comply with the special purposes of this Zoning 
Code and the purposes of the applicable zoning district.  

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The request includes a valet parking arrangement and 
states that the parking attendant will be on-site while the banquet hall is in use for the purpose 
of parking vehicles for drivers. The attendant station will be inside the parking garage and will 
park all vehicles either on-site in parking garage or off-site at the Commercial Off-Street 
Parking lot at 1217 E. Colorado Boulevard. While the valet parking arrangement is proposed 
to be on-site, the existing parking garage is small with little room for circulation. The parking 
garage was established with the approval of Variance #11165 and does not meet current code 
requirements for parking dimensions and vehicle circulation. Parking using valet will likely 
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prove to be cumbersome and inconvenient, resulting in guests parking in the residential 
neighborhood to the north, which is inconsistent with GPLU Policies 25.7 (Buffering Adjoining 
Residential Areas) and 3.1 (High-Impact Uses). Noise and nuisance activity during and after-
hours from the banquet hall until 2:00 a.m., daily, is a concern for staff and the Police 
Department. The location does not provide for adequate parking or buffering between it and 
the adjacent residential uses. The proposed use will result in traffic, noise, and safety 
concerns for the adjoining residential uses and will adversely impact the character, safety, 
health and quality of life for the surrounding area. As a result, the proposed location and use 
does not comply with the purposes of the Zoning Code and zoning district by providing an on-
site solution to parking as the valet service will result in a negative impact on the surrounding 
area. 
 

20. The proposed use is not in conformance with the goals, policies, and objectives of the General 
Plan and the purpose and intent of any applicable specific plan.  

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and an 
on-site valet parking service, is not consistent with the purposes of the East Colorado Specific 
Plan and the policies contained in Goal 3, Compatible Land Uses, and Goal 25, Vital Districts 
and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element (GPLU) 
Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial uses 
adjoining residential neighborhoods are designed to be compatible with each other. GPLU 
Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or cultural 
purposes be located, designed and managed to ensure compatibility and avoid traffic, noise, 
and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact 
Uses) aims to avoid the concentration of uses and facilities in any neighborhood or district 
where their intensities, operations, and/or traffic could adversely impact the character, safety, 
health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a banquet 
hall as well as the extended hours of operation and parking arrangements. The proposed use 
and its operation is anticipated to have guests congregate outside and in the surrounding 
neighborhood until late in the evening, to have frequent instances of public drinking as well as 
noise disturbances from inside and outside the banquet hall. The demand for parking will likely 
overflow onto the surrounding residential streets and the quality and efficiency of the parking 
utilization will not equal or exceed the level that is otherwise required. This overflow will create 
noise and safety issues in this residential neighborhood. As a result, the proposed banquet 
hall use with extended hours of operation will not be in line with the purposes and policies of 
the Specific Plan and the General Land Use Plan. The banquet hall will not be a compatible 
land use with the adjacent residential neighborhood and will create traffic, noise and safety 
concerns for the surrounding residences.  

 
21. The establishment, maintenance, or operation of the use would, under the circumstances of 

the particular case, be detrimental to the health, safety, or general welfare of persons residing 
or working in the neighborhood of the proposed use.  
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Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. Staff found that 
the service will result in an impact on the surrounding area. Overflow parking can result on 
adjacent streets in the vicinity, or guests might park illegally in nearby residential streets. 
These conditions can occur because some guests may prefer to park their own cars and/or 
attempt to avoid paying valet fees. Additionally, queuing of cars from the street into the site 
(Chester Avenue or Colorado Boulevard) can occur since the parking garage does not have 
sufficient room to accommodate the valet drop-off and the queuing on-site. Lastly, noise 
disturbances can occur while patrons wait to pick up their cars after the events. There is 
insufficient area inside the parking garage for patrons to gather, and the garage is not fully 
enclosed. Noise can easily transmit to the adjacent residences to the north. In addition, the 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. As a result, 
the proposed on-site valet program for the banquet hall use with extended hours of operation 
will be detrimental to the health, safety and general welfare of persons residing or working in 
the neighborhood of the proposed use. The banquet hall with valet parking will not be a 
compatible land use with the adjacent residential neighborhood and will create traffic, noise 
and safety concerns for the surrounding residences.  
 

22. The use as described would be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City.  

 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The site is 
adjacent to residential uses to the north, and noise disturbances and traffic will be detrimental 
to the general welfare of the City. It is anticipated that while the guests wait for the valet service 
to pick up their cars, they will congregate outside the venue and result in noise and public 
safety disturbances. The circumstances of the project, which include the difficulty for guests 
or valet to exit easily from the drop-off site in their vehicles, the lack of on-site vehicle queuing 
and the absence of a guest congregating area, will result in guests waiting outside the garage, 
having the valet drop off cars on Chester Avenue and queuing of vehicles outside the garage 
into the residential neighborhood. Additionally, as proposed, there is no limit on the number 
of events per week nor the type of event, which could result in the venue operating seven 
days a week until 2:00 a.m. with amplified music, proving to be a continuous noise and public 
safety nuisance to the surrounding residences after events late into the evening/early in the 
morning. Furthermore, the Police Department has stated that “all the modifications requested 
will have a dire affect to the abutting residential properties.” In addition, the use will “provide 
an undue nuisance to nearby residents…Police and City resources will likely be taxed to 
handle alcohol and noise complaints at this location.”  
 

23. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection.  

 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
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commercial space along a major Boulevard, but adjacent to a residential neighborhood.  The 
operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  

 



 
 
 

 

 

 

The following guidelines are based on Interim CDC’s Guidance for Businesses and Employers to Plan and Respond to 

Coronavirus Disease 2019 (COVID-19), OSHA’s Guidance on Preparing Workplaces for COVID-19, and other publications.  

Construction industry employers shall develop a comprehensive COVID-19 exposure control plan, which includes control 

measures such as social distancing; symptom checking; hygiene; decontamination procedures, and training. An exposure 

control plan and the following practices must be followed to prevent any onsite worker from contracting COVID-19, as 

many people with COVID-19 are asymptomatic and can potentially spread disease. Failure to comply with this guidance 

shall be deemed as creating unsafe conditions and may result in withheld inspections or shutting down the construction 

site until corrected.  

City staff will verify compliance with these guidelines during regular scheduled inspections for projects under 

construction as well as during investigations associated with complaints that may be submitted to the Pasadena Citizens 

Service Center at 626-744-7311 or at http://ww5.cityofpasadena.net/citizen-service-center/. 

1. Practice social distancing by maintaining a minimum 6-foot distance from others. No gatherings of 10+ people.     

Workers on break or lunch break should not gather in groups and should maintain 6-foot distance. 

2. Preclude gatherings of any size, and any time two or more people must meet, ensure minimum 6-foot separation.  

Meetings should be conducted online or via conference call when possible.  

3. Provide personal protective equipment (PPE) such as gloves, goggles, face shields, and face masks as appropriate for 

the activity being performed. Do not share personal protective equipment. 

4. The owner/contractor shall designate a site specific COVID-19 Supervisor to enforce this guidance. A designated 

COVID-19 Supervisor shall be present on the construction site at all times during construction activities. The COVID-19 

Supervisor can be an on-site worker who is designated to carry this role.  

5. Identify “choke points” and “high-risk areas” where workers are forced to stand together, such as hallways, hoists and 

elevators, break areas, and buses, and control them so social distancing is maintained.  

6. Minimize interactions when picking up or delivering equipment or materials, ensure minimum 6-foot separation.  

7. Stagger the trades as necessary to reduce density and maintain minimum 6-foot separation social distancing. Limit the 

number of people to the minimum possible.  Restrict non-essential visitors.  

8. Discourage workers from using other worker’s phones, desks, offices, work tools and equipment. If necessary, clean 

and disinfect them before and after use, and hand shaking.  

9. Post, in areas visible to all workers, required hygienic practices including not touching face with unwashed hands or 

gloves; washing hands often with soap and water for at least 20 seconds; use of hand sanitizer with at least 60% alcohol, 

cleaning AND disinfecting frequently touched objects and surfaces, such as workstations, keyboards, telephones, 

handrails, machines, shared tools, elevator control buttons, and doorknobs; covering the mouth and nose when 

coughing or sneezing as well as other hygienic recommendations by the CDC.  

10. Place wash stations or hand sanitizers in multiple locations to encourage hand hygiene, identify location of trash 

receptacles for proper disposal.    

11. Require anyone on the project to stay home if they are sick, except to get medical care.  

12. Have employees inform their supervisor if they have a sick family member at home with COVID-19. 

13. Maintain a daily attendance log of all workers and visitors.  

http://ww5.cityofpasadena.net/citizen-service-center/
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ATTACHMENT D 
HEARING OFFICER STAFF REPORT 

Dated April 7, 2021 
  



 
 
 
 

 
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

 
DATE: April 7, 2021 
  
TO: Hearing Officer 
  
SUBJECT: Modification to Conditional Use Permit #6740 
  
LOCATION: 1253 E. Colorado Boulevard and 1217 E. Colorado 

Boulevard 
  
APPLICANT: FE Design and Consulting, on behalf of Artush Karapetyan 
  
ZONING DESIGNATION: ECSP-CG-1 (East Colorado Specific Plan, Commercial 

General, Mid-City subdistrict) 
  
GENERAL PLAN 
DESIGNATION: 

Medium Mixed-Use (0.0 – 2.25 FAR, 0-87 dwelling units per 
acre) 

  
CASE PLANNER: Jennifer Driver 
  
STAFF RECOMMENDATION:  Adopt the Environmental Determination and Specific 

Findings in Attachment A to disapprove the Modification to 
Conditional Use Permit #6740. 

 

 
PROJECT  
PROPOSAL: 

1) Modification to Conditional Use Permit #6740 – To allow a 
banquet hall (Club, Lodge and Private Meeting Hall land use), in 
conjunction with the approved Adult Day Care land use;  

2) Conditional Use Permit – To allow the extended hours of 
operation for the proposed Club, Lodge and Private Meeting Hall 
from 3:00 p.m. to 2:00 a.m., daily, in lieu of the permitted hours of 
7:00 a.m. to 10:00 p.m., daily, when adjacent to a residential 
zoning district; 

3) Minor Conditional Use Permit – To allow shared parking both on-
site and off-site at 1217 E. Colorado Boulevard between the 
previously approved land use (Adult Day Care) and the proposed 
land use (Club, Lodge and Private Meeting Hall); and,  

4) Minor Conditional Use Permit – To allow valet parking on-site in 
conjunction with the proposed Club, Lodge and Private Meeting 
Hall land use. 
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ENVIRONMENTAL 
DETERMINATION: 

This project has been determined to be exempt from environmental 
review pursuant to the guidelines of the California Environmental 
Quality Act (Public Resources Code §21080(b)(5); Administrative 
Code, Title 14, Chapter 3, §15270(a), Projects Which are 
Disapproved. This Statutory Exemption states that CEQA does not 
apply to projects which a public agency rejects or disapproves. 

  
BACKGROUND:  
  
Site characteristics: The project site is comprised of two parcels: 1) APN #5738-020-001 

at 1253 E. Colorado Boulevard, which is developed with a 
commercial building; and, 2) APN #5738-020-021 at 1217 E. 
Colorado Boulevard, which is developed as a Commercial Off-
Street Parking lot.  
 
The previously approved Adult Day Care land use and proposed 
Club, Lodge and Private Meeting Hall use would occupy the 
existing building at 1253 E. Colorado Boulevard, which is located 
on the northwest corner of E. Colorado Boulevard and N. Chester 
Avenue. The approximate 13,240 square-foot corner site is 
currently improved with a one-story, 8,030 square-foot building, 
including an 840 square-foot mezzanine, an attached, 5,475 
square-foot above-grade enclosed parking garage with 12 parking 
spaces and an unenclosed loading space outside the garage along 
the north property line. Existing vehicular access is available from 
N. Chester Avenue via a one-way entry vehicular pathway into the 
garage and a one-way vehicular pathway out through an opening 
on the side of the garage to the loading area and out onto Chester 
Avenue. The property was previously occupied by a retail sales use 
(furniture store) and is currently being renovated to function as an 
Adult Day Care.  
 
The approximate 13,050 square-foot property at 1217 E. Colorado 
Boulevard is approximately 125 feet to the west of 1253 E. 
Colorado Boulevard and is located on the northeast corner of E. 
Colorado Boulevard and N. Michigan Avenue. The property is 
currently used as a Commercial Off-Street Parking lot (land use) 
with 36 parking spaces and a 766 square-foot storage/office 
building for the property owner. The Commercial Parking lot is open 
to the public for parking with a fee and is not currently tied to any 
specific building or land use. 
 

  
Adjacent Uses: North – Multi-Family Residences 
 South – Commercial (Retail, Massage Therapy, Office and Food 

Sales)  
 East – Commercial (Retail) and Religious Facility (Church) with a 

preschool 
 West – Commercial (Retail), Office (Military recruitment office), 

and a Motel 
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Adjacent Zoning: North – RM-16-PK (Multi-family Residential, 0-16 Units per Acre, 
Parking Overlay District) and ECSP-CG-1 (East Colorado 
Specific Plan, Commercial General, Mid-City subdistrict) 

 South – ECSP-CG-1 (East Colorado Specific Plan, Commercial 
General, Mid-City subdistrict) 

 East – ECSP-CG-1 (East Colorado Specific Plan, Commercial 
General, Mid-City subdistrict) 

 West – ECSP-CG-1 (East Colorado Specific Plan, Commercial 
General, Mid-City subdistrict) and ECSP-CG-1-AD-2 (East 
Colorado Specific Plan, Commercial General, Mid-City 
subdistrict, Alcohol Overlay District 2) 

  
Previous Cases: Conditional Use Permit #6740: To establish an Adult Day Care land 

use within an existing 7,650 square-foot commercial building. 
Approved June 19, 2019. 
 
Variance #11165: To establish a retail use in an existing building 
with 12 parking spaces, less than what was required. Approved 
May 17, 1994. 

  
PROJECT DESCRIPTION: 
 
The applicant, FE Design and Consulting, on behalf of Artush Karapetyan, has submitted a 
Modification to Conditional Use Permit #6740 in order to allow the establishment of a Club, 
Lodge and Private Meeting Hall land use (banquet hall) in conjunction with an approved Adult 
Day Care use, when the adult day care use is not open. The proposed banquet hall is 
requesting the hours of operation of 3:00 p.m. to 2:00 a.m., daily, in lieu of the permitted hours 
of 7:00 a.m. to 10:00 p.m., daily. The proposed use as a banquet hall requires 41 parking 
spaces. In order to accommodate the required parking, the applicant is proposing a shared 
parking agreement with the approved Adult Day Care land use for the 12 on-site parking spaces 
and an off-site shared parking agreement with the commercial parking lot at 1217 E. Colorado 
Boulevard for the remaining 29 required parking spaces for the use. In addition, to facilitate 
parking, the applicant is proposing a valet parking station on-site to park vehicles on- and off-
site.  
 
Specifically, the applicant is requesting: 1) a Conditional Use Permit to allow a Club, Lodge and 
Private Meeting Hall use within the ECSP-CG-1 (East Colorado Specific Plan, Commercial 
General, Mid-City subdistrict) zoning district to establish the banquet hall for private events; 2) a 
Conditional Use Permit to allow the extended hours of operation for the proposed Club, Lodge 
and Private Meeting Hall from 3:00 p.m. to 2:00 a.m., daily, in lieu of the permitted hours of 7:00 
a.m. to 10:00 p.m., daily, when adjacent to a residential zoning district; 3) a Minor Conditional 
Use Permit to allow shared parking both on-site and off-site at 1217 E. Colorado Boulevard 
between the previously approved land use (Adult Day Care) and the proposed land use (Club, 
Lodge and Private Meeting Hall); and, 4) a Minor Conditional Use Permit to allow valet parking 
on-site in conjunction with the Club, Lodge and Private Meeting Hall land use. 
 
BACKGROUND: 
 
The adult day care land use was approved by the Hearing Officer on June 19, 2019, and the 
applicant is in the process of renovating the building to accommodate the approved use. The 
Adult Day Care use was approved with the hours of operation of 8:00 a.m. to 3:00 p.m., Monday 
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through Friday, and would accommodate the 12 required parking spaces on-site in the parking 
garage in the building.  
 
The applicant proposes to accommodate the Adult Day Care and banquet hall uses by 
rehabilitating the existing structure through an interior remodel. No additional square-footage is 
proposed and there are no exterior changes proposed. The 7,190 square-foot ground floor 
would be improved with rooms specifically designed for the Adult Day Care land use (e.g. rooms 
devoted to therapy, social work, nursing or quiet), a shared kitchen and a large open space that 
would be used for both the Adult Day Care and banquet hall uses. The 840 square-foot 
mezzanine would consist of three offices for staff members, two of which would be for the 
banquet hall use, and one for the day care use. Primary entries to the facility would be available 
from both the south side of the building on Colorado Boulevard and the east side of the building 
on Chester Avenue. There is also an entrance from the interior of the facility into the parking 
garage. The delivery loading zone is located to the north of the garage and is not enclosed.  
  
ANALYSIS: 
 
Modification to Conditional Use Permit #6740: To establish a Club, Lodge and Private Meeting 
Hall use  
 
Pursuant to Zoning Code Section 17.64.050 (Changes to an Approved Project), a major 
modification to an approved project can be approved by the Hearing Officer only after making 
the findings required for the original approval, and the additional finding that there are changed 
circumstances sufficient to justify the modification of the original approval.. The general purpose 
is to evaluate compliance with the Zoning Code and General Plan, whether the use would be 
detrimental or injurious to the neighborhood, compatibility of the operation with existing and 
future uses, and whether there are changed circumstances to justify the modification of the 
original approval. The Conditional Use Permit process allows the City to specify development 
standards and may result in recommended conditions or requirements associated with the 
operation of the use. 
 
The subject site is located within the ECSP-CG-1 zoning district where, pursuant to Zoning 
Code Section 17.31.040, Table 3-3 (Allowed Uses and Permit Requirements for ECSP Zoning 
Districts), a Club, Lodge and Private Meeting Hall land use is permitted by-right. However, 
Conditional Use Permit #6740 approved an Adult Day Care land use at the proposed site with 
the condition that “the day care center shall be licensed by the State of California for adult day 
care services. The use shall not operate or be licensed as a Child Day Care Center, Charitable 
Institution, or Clubs, Lodges, Private Meeting Halls use without the approval of a Conditional 
Use Permit” (Condition Number 12). In order to request the proposed Club, Lodge and Private 
Meeting Hall land use, in conjunction with the approved Adult Day Care use, a Major 
Modification to CUP #6740 is required.  
 
The Zoning Code defines a Club, Lodge and Private Meeting Hall as “a meeting, recreational, or 
social facility of a private or nonprofit organization primarily for use by members or guests.” The 
applicant proposes to utilize a 4,110 square-foot portion of the 8,030 square-foot tenant space 
as the assembly area for the banquet hall for private events such as birthdays, weddings and 
corporate events. Tables along with chairs would be placed as needed throughout the banquet 
hall space and, depending on the event, the space may be reconfigured to allow for a customer 
dancing area or accessory live performances. The venue would not be open to the general 
public and would solely be for private events by invite only. As described by the applicant, the 
venue would also not be utilized as a private club, which requires membership. The venue 

https://library.municode.com/ca/pasadena/codes/code_of_ordinances?nodeId=TIT17_ZONING_CODE_ART3SPPLST_CH17.31EACOSPPL_17.31.040ECDILAUSPERE
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would utilize the existing kitchen established for the existing, to remain, Adult Day Care. Food 
and beverage would be catered and served in conjunction with all events. The applicant is not 
requesting a Conditional Use Permit to sell alcoholic beverages for on-site consumption and any 
alcoholic beverages (beer, wine and/or distilled spirits) would be available as an ancillary 
amenity by caterers. The banquet hall would have no outdoor seating or designated outdoor 
congregating areas. As a result, the proposed banquet hall qualifies as a Club, Lodge and 
Private Meeting Hall land use.  
 
As part of the evaluation of the proposed project, staff considered whether the proposed 
application would affect the general welfare of the surrounding property owners, including any 
sensitive uses. In its review, staff determined that the proposed use, in combination with the 
requested extended hours of operation and parking arrangement, would have negative 
consequences related to noise, parking and safety given its proximity to the adjacent 
residences.  
 
Proximity to Sensitive Uses 
 
Directly to the north on Chester Avenue and Michigan Avenue is an established multi-family 
residential neighborhood. Approximately 200 feet to the east is a church with a pre-school, and 
Pasadena City College is located approximately 1,000 feet away to the east.  
 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to create 
a vibrant mix of land uses and a series of distinctive places, to identify areas, which are 
appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, and 
urban ambiance the Boulevard. General Plan Land Use Element (GPLU) Policy 25.7 (Buffering 
Adjoining Residential Areas) aims to ensure that commercial uses adjoining residential 
neighborhoods are designed to be compatible with each other. In addition, GPLU Policy 3.3 
(Assembly Facilities) requires that assembly facilities for social or cultural purposes be located, 
designed and managed to ensure compatibility and avoid traffic, noise, and other negative 
impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact Uses) aims to avoid the 
concentration of uses and facilities in any neighborhood or district where their intensities, 
operations, and/or traffic could adversely impact the character, safety, health and quality of life 
for the surrounding area. The proposed Club, Lodge and Private Meeting Hall land use would 
not contribute to a vibrant mix of land uses and the use is incompatible with the adjacent 
residential neighborhood. Noise and nuisance activity during and after-hours from the banquet 
hall until 2:00 a.m., daily, is a concern for staff and the Police Department and would create 
traffic, noise and safety concerns for the surrounding residences. 
 
In addition, the Police Department has concerns regarding the noise that would emanate from 
the facility, which would negatively impact the residents to the north along with the surrounding 
businesses. The Police Department submitted comments on the application and in an email 
dated October 28, 2019, the Police Department stated “it does not support the major 
modifications to this CUP. All the modifications requested will have a dire affect to the abutting 
residential properties.” Subsequent to this comment on April 29, 2020, the Police Department 
reaffirmed their concerns, and suggested conditions of approval, in the event that the Hearing 
Officer approved the application. They stated that “allowing a banquet hall to rent out their 
facility for parties near a residential area will provide an undue nuisance to nearby 
residents…Police and City resources will likely be taxed to handle alcohol and noise complaints 
at this location.” The Police Department further stated that if the project were to be approved, 
the following would be recommended conditions: (1) No live music; (2) Hours of Operation: 
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Sunday – Thursday, 3:00 p.m. to 8:00 p.m. and Friday – Saturday, 3:00 p.m. to 11:00 p.m.; (3) 
No outdoor music or congregation; (4) Valet Service; (5) Provide 2 security guards; and, (6) 
Require Verified Identification with an application to rent the banquet hall, which would be 
provided to the Police Department upon request.  
 
Noise 
 
As described by the applicant, events can include amplified music or live entertainment with or 
without patron dancing. In addition, events can be catered with a full line of alcoholic beverages 
(beer, wine and/or spirits). While the applicant states that no guests would congregate outside 
the venue or garage, it is anticipated that while the guests wait for the valet service to pick up 
their cars, they would congregate outside the venue and result in noise and public safety 
disturbances for the abutting residences. The garage is constructed such that the inbound and 
outbound one-way driveways are located at the northern side of the property adjacent to 
residences, with the inbound driveway within the garage and the outbound driveway outside of 
the garage, but immediately adjacent to the inbound driveway. This leaves little room for turning 
within the garage and exiting would require some maneuvering. As shown in the submitted 
plans, the valet stand and car pickup/drop off is located in the entrance of the inbound driveway 
to the garage with no designated area for guests to congregate or an area for vehicle queuing. 
The event loading and unloading would occur in the loading space outside the garage abutting 
the residences to the north. This would also create noise on a daily basis.  
 
The circumstances, which include the difficulty for guests or valet to exit easily from the drop-off 
site in their vehicles, the lack of on-site vehicle queuing and the absence of a guest 
congregating area inside, would result in guests waiting outside the garage, having the valet 
drop off cars on Chester Avenue and queuing outside the garage in the residential 
neighborhood. Furthermore, as proposed, there would be no limit on the number of events per 
week nor the type of event, which could result in the venue operating seven days a week until 
2:00 a.m. with amplified music, thus proving to be a continuous noise and public safety 
nuisance to the surrounding residences. While the adjoining parking garage separates the 
assembly area from the adjacent residences, the garage is not fully enclosed and the valet 
station would abut the residences. This would result in noise and safety concerns after events 
late into the evening/early in the morning, on a daily basis, for these abutting residences.  
 
In addition, in staff’s previous review of the CUP for adult day care land use, consideration of 
the abutting residences was weighed heavily. In the conditions of approval, several conditions 
were included to protect the abutting residences. These included prohibiting any outdoor 
activity, requiring employees to park on-site, prohibiting participants from driving themselves, 
locating the participant drop-off/pick-up on-site, the use of shuttles to and from participant’s 
residential facilities, and to have doors and windows shut during operating hours. Noise and 
parking was a concern for the adult day care land use, which is a less intense use than a 
banquet hall operating until 2:00 a.m. A proposed banquet hall with live entertainment or 
amplified music would be a louder and more intrusive use and thus prove incompatible with the 
surrounding land uses. As a result, staff determined that there are no changed circumstances to 
justify permitting a more impactful use at this location. 
 
Parking  
 
A change or expansion of a use or structure, shall appropriately maintain off-street parking in 
compliance with the regulations identified in Section 17.46.020 - Basic Requirements for Off-
Street Parking and Loading. However, Section 17.46.020.E further clarifies that off-street 
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parking shall be provided in compliance with the current Zoning Code only when the change of 
the occupancy on a site is to a use classification that requires greater parking requirement.  
 
Adult Day Care uses require two parking spaces for every 1,000 gross square feet of floor area 
pursuant to Table 4-6, Section 17.46.040 (Number of Off-Street Parking Spaces Required). The 
former retail use, prior to the approval of CUP #6740, was required to provide three parking 
spaces per 1,000 gross square feet of floor area, but obtained approval of a Variance (No. 
11165) to allow for 12 parking spaces on-site in 1994. The change in use to Adult Day Care did 
not intensify the parking requirement pursuant to the City’s Zoning Code and as such, the 
subject site was permitted to maintain the existing, legal, non-conforming 12 parking spaces 
while accommodating the proposed change in use to Adult Day Care.  
 
A Club, Lodge and Private Meeting Hall use requires 10 spaces per 1,000 square feet of floor 
area for assembly purposes. As designed, 4,110 square-foot of the 8,030 square-foot tenant 
space would be used as assembly area. As a result, the banquet hall use is required to provide 
41 parking spaces. The use proposes to share the on-site 12 parking spaces with the approved 
Adult Day Care use, as they would not be operating at the same time. In order to satisfy the 
remaining 29 required parking spaces, the applicant proposes to utilize a Commercial Off-Site 
Parking Lot (land use) at 1217 E. Colorado Boulevard through a shared parking agreement, and 
a recorded lease at an off-site location. The parking at the off-site location would be via valet 
service.  
 
The request for shared parking on- and off-site and on-site valet parking are analyzed in the 
following sections for: 1) Minor Conditional Use Permit: Shared Parking and 2) Minor 
Conditional Use Permit: Valet Parking. 
 
Hours of Operation 
 
The Adult Day Care use was approved with the hours of operation of 8:00 a.m. to 3:00 p.m., 
Monday through Friday. The proposed banquet hall is requesting the hours of operation of 3:00 
p.m. to 2:00 a.m., daily.  
 
Section 17.40.070 of the Zoning Code limits the hours of operation for businesses within 150 
feet of a residential zoning district between 7:00 a.m. and 10:00 p.m.  A Conditional Use Permit 
is required for uses requesting additional hours of operation between 10:00 p.m. and 7:00 a.m.  
The nearest residential zoning district is abutting the site on its northern boundary and, as a 
result, the site is subject to the limited hours of operation specified in Section 17.40.070. 
 
As such, a Conditional Use Permit is required to allow for extended hours of operation banquet 
hall and the request for extended hours is analyzed in the Conditional Use Permit: Extended 
Hours of Operation section of the report.    
 
Conditional Use Permit: Extended Hours of Operation 
 
As described above, the application includes a request to operate the proposed banquet hall 
from 3:00 p.m. to 2:00 a.m., seven days a week, past the permitted limited hours of operation, 
and a Conditional Use Permit is required to allow the project to have extended hours of 
operation until 2:00 a.m. The Hearing Officer may approve a Conditional Use Permit for 
extended hours only after making six findings identified in the Zoning Code, which include 
evaluating compliance with the Zoning Code and General Plan, whether the use would be 
detrimental or injurious to the neighborhood, and compatibility of the operation with existing and 
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future uses.  
 
Based on staff’s review of the application, there are concerns regarding the extended hours and 
guests congregating outside the banquet hall and in the surrounding residential neighborhood 
until late in the evening and early morning, the frequency of public drinking, as well as noise 
complaints from inside and outside the banquet hall. General Plan Land Use Element (GPLU) 
Policy 3.3 (Assembly Facilities) aims to require that assembly facilities for social and cultural 
purposes are located, designed and managed to ensure compatibility and avoid traffic, noise 
and other negative impacts with adjoining uses. Furthermore, GPLU Policy 25.7 (Buffering 
Adjoining Residential Areas) aims to ensure that commercial uses adjoin residential 
neighborhoods are designed to be compatible with each other. Lastly, GPLU Policy 3.1 (High-
Impact Uses) aims to avoid the concentration of uses in any neighborhood where their 
intensities, operations, and/or traffic could adversely impact the character, safety, health and 
quality of life.  
 
As a result, it is staff’s recommendation to not recommend approval of the extended hours of 
operation given the proximity of the residential neighborhood and the potential for nuisance 
activity and noise complaints that would negatively impact the general welfare of the 
surrounding uses.  
 
Minor Conditional Use Permit: Shared Parking  
 
As described earlier in the report, the banquet hall use is required to provide 41 parking spaces. 
The use proposes a shared parking agreement with the approved Adult Day Care use for the 
on-site 12 parking spaces, and in order to accommodate the remaining 29 required parking 
spaces, the applicant proposes to utilize a Commercial Off-Site Parking Lot (land use) at 1217 
E. Colorado Boulevard through a shared parking agreement. 
 
Pursuant to Zoning Code Section 17.46.050, Shared Parking, an applicant can propose a 
shared parking agreement for any site where the hours of operation allow the shared use of 
parking spaces to occur without conflict and as a result, the total number of parking spaces 
required may be reduced in compliance with this Section. A Minor Conditional Use Permit is 
required for a shared parking agreement, in compliance with Zoning Code Section 17.61.050, 
and shall apply to all properties subject to the shared parking agreement. The Hearing Officer 
may approve a Minor Conditional Use Permit for shared parking only after making eight findings 
identified in the Zoning Code. In addition to evaluating compliance with the Zoning Code and 
General Plan, whether the use would be detrimental or injurious to the neighborhood, and 
compatibility of the operation with existing and future uses, there are findings regarding 
availability, quality, and efficiency of parking.     
 
In analyzing the shared parking agreement for the 12 parking spaces on-site with the already 
approved Adult Day Care land use, staff found that the hours for the Adult Day Care use are 
from 8:00 a.m. to 3:00 p.m., Monday through Friday and the requested hours for the banquet 
hall are from 3:00 p.m. to 2:00 a.m., daily. As a result, the two land uses would not operate at 
the same time and there would be no conflict over the sharing of the 12 spaces on-site. This 
arrangement meets the minimum requirements of a shared parking agreement in the Zoning 
Code. 
 
Section 17.46.020.I.3 (Parking for nonresidential uses) of the Zoning Code permits parking for a 
non-residential use to be located on a different site, and under different ownership, provided the 
off-site parking is located within the maximum allowed distance, as measured, “…from the 
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nearest corner of the parking facility to the entrance of the use served via the shortest 
pedestrian route.”  For all zoning districts, except the CD (Central District), the maximum 
walking distance for customer parking spaces is 500 feet.  The Commercial Off-Street Parking 
lot (land use) with 36 parking spaces at 1217 E. Colorado Blvd, proposed to satisfy the 
remaining 29 spaces, is located approximately 125 feet to the west, and complies with the 
maximum allowed distance.   
 
However, the shared parking agreement with the off-site Commercial Off-Street Parking lot at 
1217 E. Colorado Boulevard creates some obstacles. Zoning Code Section 17.80.020 defines 
Commercial Off-Street Parking as “the commercial parking of vehicles for nonresidential uses. 
The parking is not required for a specific use.” The purpose of Commercial Off-Street Parking lot 
is to provide public parking to a general area, typically commercial, without locking up the 
spaces for one specific user. As Commercial Off-Street Parking cannot be designated for a 
specific use, no specific use can be included in the evaluation of whether it is possible to share 
the parking without conflict. This creates a challenge in making the findings for a shared parking 
agreement for this site.  
 
Nevertheless, staff evaluated how the Commercial Off-Street Parking lot could potentially be 
used in a shared parking agreement and considered three options to utilize this site for the off-
site parking, none of which proved adequate. The first was to permanently assign 29 parking 
spaces within the lot as dedicated spaces for the proposed banquet hall. This however would 
result in underutilization of the parking lot during the hours where the banquet hall is closed 
and/or the adult day care is in operation. The second option was to close the commercial 
parking lot during events at the banquet facility and have an arrangement between the 
commercial parking lot and the banquet hall manager to prohibit public parking during events. 
This method would not be readily enforceable except through a series of operational conditions 
of approval, self-monitoring and potentially code compliance inspections. A third option was for 
the use as a commercial off-street parking lot to be vacated and to establish the primary use of 
the site as an office building, or other appropriate use (with surplus parking). This would also 
require that the lot not be used for commercial off-street parking at all. This was not a viable 
option for the property owner of the Commercial Off-Street Parking lot. As a result, it is not 
possible to conclude that the spaces required to be provided for the banquet use will be 
available, so long as the banquet hall lawfully exists, as the spaces will be available for 
commercial parking for the general public as well. 
 
Given the use of a valet program (discussed further in the following section), the vehicle 
queuing for valet and demand for parking would result in traffic conflicts on Chester Avenue and 
overflow onto the surrounding residential streets. This would create noise and safety issues in 
this residential neighborhood. Objective 25.7 of the General Plan Land Use Element (Buffering 
Adjoining Residential Areas) aims to ensure that commercial uses adjoining residential 
neighborhoods or mixed residential and commercial uses are designed to be compatible with 
each other. This proposed use abutting residential uses, with daily hours of operation until 2:00 
a.m. and a shared parking arrangement, is not a compatible use.  
 
Therefore, staff recommends disapproval of the Minor Conditional Use Permit for shared 
parking.  
 
Minor Conditional Use Permit: Valet Parking. 
 
Pursuant to Zoning Code Section 17.46.020.M (Basic Requirements for Off-Street Parking and 
Loading – Valet parking), valet parking (attendant parking) is subject to the approval of a Minor 
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Conditional Use Permit. Valet parking is defined as a parking facility where a lot attendant 
parks vehicles for drivers. The Hearing Officer may approve a Minor Conditional Use Permit 
only after making six findings identified in the Zoning Code.  
 
The application states that the parking attendant would be on-site while the banquet hall is in 
use for the purpose of parking vehicles for guests. The attendant station would be inside the 
parking garage and would park all vehicles either on-site in the parking garage or off-site at the 
Commercial Off-Street Parking lot at 1217 E. Colorado Boulevard.  
 
In analyzing the valet parking proposal, staff found that the proposed valet service would result 
in an impact on the surrounding area. Staff found that overflow parking could result on adjacent 
streets in the vicinity, or guests might park illegally in nearby residential streets. These 
conditions could occur because some guests may prefer to park their own cars and/or attempt 
to avoid paying valet fees.  Additionally, staff found that queuing of cars from the street into the 
site (Chester Avenue or Colorado Boulevard) may occur since the parking garage does not 
have sufficient room to accommodate the valet drop-off and the queuing on-site. Lastly, as 
described in the section on shared parking, staff found that noise disturbances could occur while 
patrons wait to pick up their cars after the events as there is insufficient area inside the parking 
garage for patrons to gather, and the garage is not fully enclosed; noise could easily transmit to 
the adjacent residences to the north. 
 
Staff considered the valet station on Colorado Boulevard in the public right-of-way in order to 
reduce the potential for queuing on Chester Avenue, but that proved infeasible. The Department 
of Transportation (DOT) determined that they would not install a loading zone for the project use 
along the property frontage and that DOT would not issue any parking permits for project use on 
public rights-of-ways.  
 
While the valet parking arrangement is proposed to be on-site, the existing parking garage is 
small with little room for circulation. The parking garage was established with the approval of 
Variance #11165 and does not meet current code requirements for parking dimensions and 
vehicle circulation. Parking using valet would likely prove to be cumbersome and inconvenient, 
resulting in guests parking in the residential neighborhood to the north, which is inconsistent 
with GPLU Policies 25.7 (Buffering Adjoining Residential Areas) and 3.1 (High-Impact Uses). As 
a result, staff is unable to make the findings in support of the on-site valet service, as the service 
would result in a negative impact on the surrounding area. 
 
Conclusion 
 
In conclusion, staff acknowledges the Police Department’s concerns, and found that the health, 
safety or general welfare would not be served by the addition of a banquet facility at this 
location. The use, parking arrangement and hours of operation do not contribute to the health 
and vitality of the neighborhood. Noise and nuisance activity during and after-hours from the 
banquet hall is a concern for staff, and the consumption of alcohol may compound these issues. 
The proposed banquet hall use would not be compatible and would create traffic, noise and 
safety concerns for the surrounding residences. Therefore, staff is not able to make the required 
findings identified in Attachment A and is recommending the disapproval of the modification to 
Conditional Use Permit #6740 to permit a Club, Lodge and Private Meeting Hall land use, a 
Conditional Use Permit to permit the extended hours of operation, a Minor Conditional Use 
Permit to permit the on- and off-site shared parking agreement and a Minor Conditional Use 
Permit to permit the on-site valet program. 
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GENERAL PLAN CONSISTENCY: 
 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and an 
on-site valet parking service, is not consistent with the purposes of the East Colorado Specific 
Plan and the policies contained in, Goal 3, Compatible Land Uses and Goal 25, Vital Districts 
and Corridors, of the General Plan Land Use Element.   
 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to create 
a vibrant mix of land uses and a series of distinctive places, to identify areas, which are 
appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, and 
urban ambiance the Boulevard. In addition, General Plan Land Use Element (GPLU) Policy 25.7 
(Buffering Adjoining Residential Areas) aims to ensure that commercial uses adjoining 
residential neighborhoods are designed to be compatible with each other. GPLU Policy 3.3 
(Assembly Facilities) also requires that assembly facilities for social or cultural purposes be 
located, designed and managed to ensure compatibility and avoid traffic, noise, and other 
negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 (High-Impact Uses) aims to 
avoid the concentration of uses and facilities in any neighborhood or district where their 
intensities, operations, and/or traffic could adversely impact the character, safety, health and 
quality of life for the surrounding area.  
 
Both staff and the Police Department have concerns regarding the use of the operation of a 
banquet hall as well as the extended hours of operation and parking arrangements. The 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening and early mornings and result in noise 
disturbances from inside and outside the banquet hall. The demand for parking would likely 
overflow onto the surrounding residential streets and the quality and efficiency of the parking 
utilization would not equal or exceed the level that is otherwise required. This overflow would 
create noise and safety issues in this residential neighborhood. As a result, the proposed 
banquet hall use with extended hours of operation would not be in line with the purposes and 
policies of the Specific Plan and the General Land Use Plan. The banquet hall would not be a 
compatible land use with the adjacent residential neighborhood and would create traffic, noise 
and safety concerns for the surrounding residences.  
 
ENVIRONMENTAL REVIEW: 
 
This project has been determined to be exempt from environmental review pursuant to the 
guidelines of the California Environmental Quality Act (Public Resources Code §21080(b)(5); 
Administrative Code, Title 14, Chapter 3, §15270(a), Projects Which are Disapproved. This 
Statutory Exemption states that CEQA does not apply to projects which a public agency rejects 
or disapproves. 
 
In the event the Hearing Officer decides to approve Conditional Use Permit #6816, the project 
could qualify for an exemption pursuant to the guidelines of the California Environmental Quality 
Act (Public Resources Code §21080(b)(9); Administrative Code, Title 14, Chapter 3, §15301, 
Class 1, Existing Facilities), and there are no features that distinguish this project from others in 
the exempt class; therefore there are no unusual circumstances. Class 1 exempts the operation, 
permitting, licensing or minor alteration of existing structures where there is negligible or no 
expansion of the use. The proposed modification of CUP #6740 to permit a banquet hall with 
extended hours, shared parking both on- and off-site and a valet parking service, is considered 
a negligible expansion of a commercial use. 
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REVIEW BY OTHER DEPARTMENTS: 
 
The proposal was reviewed by the Department of Transportation, the Police Department, the 
Fire Department, the Department of Public Works, the Health Department, the Building and 
Safety Division and the Design and Historic Preservation (DHP) Section. The Pasadena Fire 
Department, Health Department, Building and Safety Division and the Design and Historic 
Preservation Section had no comments. In the event that the project be approved, the Police 
Department, the Department of Transportation and the Department of Public Works have 
recommended conditions of approval, related to reduced hours of operation, prohibition of live 
entertainment, providing security guards and prohibiting the use of the public-right-of-way for 
any parking arrangements.   
 
CONCLUSION: 
 
It is staff’s assessment that the findings necessary for approving the Modification to Conditional 
Use Permit #6740 for the establishment of a Club, Lodge and Private Meeting Hall in 
conjunction with the approved Adult Day Care, with extended hours of operation, a shared 
parking agreement and on-site valet parking cannot be made. Specifically, staff finds that the 
use as a banquet hall with extended hours would negatively impact the general welfare of the 
surrounding area. Approval of such a request would be contrary to the intent of the General 
Plan Land Use Policies 3.2, 3.3 and 25.7 and would not be a compatible land use with the 
adjacent residential neighborhood. Approval of the proposed project would create traffic, noise 
and safety concerns for the surrounding residences. As a result, the proposed project would be 
detrimental to the public health, safety, and general welfare and is not in compliance with the 
General Plan. Therefore, staff is recommending denial of the proposed applications based on 
the findings in Attachment A.  
 
Attachments:  
Attachment A:  Specific Findings 
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ATTACHMENT A 
SPECIFIC FINDINGS FOR THE MODIFICATION TO CONDITIONAL USE PERMIT #6740 

 
 
Modification to Conditional Use Permit #6740: To establish a Club, Lodge and Private Meeting 
Hall use  
 
1. The location of the proposed use does not comply with the special purposes of this Zoning 

Code and the purposes of the applicable zoning district.  
 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The proposed Club, Lodge and Private Meeting Hall 
land use will not contribute to a vibrant mix of land uses and the use is incompatible with the 
surrounding residential neighborhood. Noise and nuisance activity during and after-hours 
from the banquet hall until 2:00 a.m., daily, is a concern for staff and the Police Department. 
The location does not provide for adequate parking or buffering between it and the adjacent 
residential uses. The proposed use will result in traffic, noise, and safety concerns for the 
adjoining residential uses and will adversely impact the character, safety, health and quality 
of life for the surrounding area. 
 

2. The proposed use is not in conformance with the goals, policies, and objectives of the 
General Plan and the purpose and intent of any applicable specific plan.  

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and 
an on-site valet parking service, is not consistent with the purposes of the East Colorado 
Specific Plan and the policies contained in Goal 3, Compatible Land Uses and Goal 25, Vital 
Districts and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element 
(GPLU) Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial 
uses adjoining residential neighborhoods are designed to be compatible with each other. 
GPLU Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or 
cultural purposes be located, designed and managed to ensure compatibility and avoid 
traffic, noise, and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 
(High-Impact Uses) aims to avoid the concentration of uses and facilities in any 
neighborhood or district where their intensities, operations, and/or traffic could adversely 
impact the character, safety, health and quality of life for the surrounding area.  

 
Both staff and the Police Department have concerns regarding the use of the site as a 
banquet hall as well as the extended hours of operation and parking arrangements. The 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. The 
demand for parking will likely overflow onto the surrounding residential streets and the 
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quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. As a result, the proposed banquet hall use with extended hours of operation 
will not be in line with the purposes and policies of the Specific Plan and the General Land 
Use Plan. The banquet hall will not be a compatible land use with the adjacent residential 
neighborhood and will create traffic, noise and safety concerns for the surrounding 
residences.  

 
3. The establishment, maintenance, or operation of the use would, under the circumstances of 

the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The site is adjacent to residential uses to the north, and 
noise disturbances and traffic will be detrimental to the health, safety and general welfare of 
persons residing or working in the neighborhood of the proposed use. It is anticipated that 
while the guests wait for the valet service to pick up their cars, they will congregate outside 
the venue and result in noise and public safety disturbances. The circumstances of the 
project, which include the difficulty for guests or valet to exit easily from the drop-off site in 
their vehicles, the lack of on-site vehicle queuing and the absence of an inside guest 
congregating area, will result in guests waiting outside the garage, having the valet drop off 
cars on Chester Avenue and queuing of vehicles outside the garage into the residential 
neighborhood. Additionally, as there would be no limit on the number of events per week nor 
the type of event, it could result in the venue operating seven days a week until 2:00 a.m. 
with amplified music, proving to be a continuous noise and public safety nuisance to the 
surrounding residences after events late into the evening/early in the morning. Furthermore, 
the Police Department has stated that “all the modifications requested will have a dire affect 
to the abutting residential properties.” In addition, the use will “provide an undue nuisance to 
nearby residents…Police and City resources will likely be taxed to handle alcohol and noise 
complaints at this location.”  
 

4. The use would be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City.  
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The site is adjacent to residential uses to the north, and 
noise disturbances and traffic will be detrimental to the general welfare of the City. It is 
anticipated that while the guests wait for the valet service to pick up their cars, they will 
congregate outside the venue and result in noise and public safety disturbances. The 
circumstances of the project, which include the difficulty for guests or valet to exit easily from 
the drop-off site in their vehicles, the lack of on-site vehicle queuing and the absence of a 
guest congregating area, will result in guests waiting outside the garage, having the valet 
drop off cars on Chester Avenue and queuing of vehicles outside the garage into the 
residential neighborhood. Additionally, as there would be no limit on the number of events 
per week nor the type of event, it could result in the venue operating seven days a week 
until 2:00 a.m. with amplified music, proving to be a continuous noise and public safety 
nuisance to the surrounding residences after events late into the evening/early in the 
morning. Furthermore, the Police Department has stated that “all the modifications 
requested will have a dire affect to the abutting residential properties.” In addition, the use 
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will “provide an undue nuisance to nearby residents…Police and City resources will likely be 
taxed to handle alcohol and noise complaints at this location.”  

 
5. The design, location, operating characteristics, and size of the proposed use would not be 

compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  
The operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
 

6. There are no changed circumstances sufficient to justify the modification of the original 
approval.   
 
In staff’s previous review of the CUP for adult day care land use, consideration of the 
abutting residences was weighed heavily. In the conditions of approval, several conditions 
were included to protect the abutting residences. These included prohibiting any outdoor 
activity, requiring employees to park on-site, prohibiting participants from driving themselves, 
locating the participant drop-off/pick-up on-site, the use of shuttles to and from participant’s 
residential facilities, and to have doors and windows shut during operating hours. Noise and 
parking was a concern for the adult day care land use, which is a less intense use than a 
banquet hall operating until 2:00 a.m. A proposed banquet hall with live entertainment or 
amplified music would be a louder and more intrusive use and thus prove incompatible with 
the surrounding land uses. As a result, staff determined that there are no changed 
circumstances to justify permitting a more impactful use at this location. 
 

Conditional Use Permit: Extended Hours of Operation 
 

7. The location of the proposed use does not comply with the special purposes of this Zoning 
Code and the purposes of the applicable zoning district.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The request extended hours until 2:00 a.m., daily, in 
lieu of the permitted 10:00 p.m., for the Club, Lodge and Private Meeting Hall land use, and 
will not contribute to a vibrant mix of land uses and the use is incompatible with the 
surrounding residential neighborhood. Noise and nuisance activity during and after-hours 
from the banquet hall until 2:00 a.m., daily, is a concern for staff and the Police Department. 
The location does not provide for adequate parking or buffering between it and the adjacent 
residential uses. The proposed use will result in traffic, noise, and safety concerns for the 
adjoining residential uses and will adversely impact the character, safety, health and quality 
of life for the surrounding area. 
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8. The proposed use is in not conformance with the goals, policies, and objectives of the 
General Plan and the purpose and intent of any applicable specific plan. 

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and 
an on-site valet parking service, is not consistent with the purposes of the East Colorado 
Specific Plan and the policies contained in Goal 3, Compatible Land Uses, and Goal 25, 
Vital Districts and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element 
(GPLU) Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial 
uses adjoining residential neighborhoods are designed to be compatible with each other. 
GPLU Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or 
cultural purposes be located, designed and managed to ensure compatibility and avoid 
traffic, noise, and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 
(High-Impact Uses) aims to avoid the concentration of uses and facilities in any 
neighborhood or district where their intensities, operations, and/or traffic could adversely 
impact the character, safety, health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a 
banquet hall as well as the extended hours of operation and parking arrangements. The 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. The 
demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. As a result, the proposed banquet hall use with extended hours of operation 
will not be in line with the purposes and policies of the Specific Plan and the General Land 
Use Plan. The banquet hall will not be a compatible land use with the adjacent residential 
neighborhood and will create traffic, noise and safety concerns for the surrounding 
residences.  
 

9. The establishment, maintenance, or operation of the use would under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use. 
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes extended hours of operation until 2:00 
a.m., daily, in lieu of the permitted 10:00 p.m. The site is adjacent to residential uses to the 
north, and noise disturbances and traffic will be detrimental to the health, safety and general 
welfare of persons residing or working in the neighborhood of the proposed use. It is 
anticipated that while the guests wait for the valet service to pick up their cars, they will 
congregate outside the venue and result in noise and public safety disturbances. The 
circumstances of the project, which include the difficulty for guests or valet to exit easily from 
the drop-off site in their vehicles, the lack of on-site vehicle queuing and the absence of a 
guest congregating area, will result in guests waiting outside the garage, having the valet 
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drop off cars on Chester Avenue and queuing of vehicles outside the garage into the 
residential neighborhood. Additionally, as proposed, there is no limit on the number of 
events per week nor the type of event, which could result in the venue operating seven days 
a week until 2:00 a.m. with amplified music, proving to be a continuous noise and public 
safety nuisance to the surrounding residences after events late into the evening/early in the 
morning. Furthermore, the Police Department has stated that “all the modifications 
requested will have a dire affect to the abutting residential properties.” In addition, the use 
will “provide an undue nuisance to nearby residents…Police and City resources will likely be 
taxed to handle alcohol and noise complaints at this location.”  
 

10. The use, as described, would be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the City. 
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes extended hours of operation until 2:00 
a.m., daily, in lieu of the permitted 10:00 p.m. The site is adjacent to residential uses to the 
north, and noise disturbances and traffic will be detrimental to the general welfare of the 
City. It is anticipated that while the guests wait for the valet service to pick up their cars, they 
will congregate outside the venue and result in noise and public safety disturbances. The 
circumstances of the project, which include the difficulty for guests or valet to exit easily from 
the drop-off site in their vehicles, the lack of on-site vehicle queuing and the absence of a 
guest congregating area, will result in guests waiting outside the garage, having the valet 
drop off cars on Chester Avenue and queuing of vehicles outside the garage into the 
residential neighborhood. Additionally, as proposed, there is no limit on the number of 
events per week nor the type of event, which could result in the venue operating seven days 
a week until 2:00 a.m. with amplified music, proving to be a continuous noise and public 
safety nuisance to the surrounding residences after events late into the evening/early in the 
morning. Furthermore, the Police Department has stated that “all the modifications 
requested will have a dire affect to the abutting residential properties.” In addition, the use 
will “provide an undue nuisance to nearby residents…Police and City resources will likely be 
taxed to handle alcohol and noise complaints at this location.”  
 

11. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  
The operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
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Minor Conditional Use Permit: Shared Parking 
 
12. The location of the proposed use does not comply with the special purposes of this Zoning 

Code and the purposes of the applicable zoning district.  
 

The proposed shared parking agreement includes the reliance on an off-site Commercial 
Off-Street Parking lot. Zoning Code Section 17.80.020 defines Commercial Off-Street 
Parking as “the commercial parking of vehicles for nonresidential uses. The parking is not 
required for a specific use.” The purpose of Commercial Off-Street Parking lot is to provide 
public parking to a general area, typically commercial, without locking up the spaces for one 
specific user. As Commercial Off-Street Parking cannot be designated for a specific use, no 
specific use can be included in the evaluation of whether it is possible to share the parking 
without conflict. As a result, the proposed shared parking agreement does not comply with 
the special purposes of the Zoning Code or zoning district. 

 
13. The proposed use is not in conformance with the goals, policies, and objectives of the 

General Plan and the purpose and intent of any applicable specific plan.   
 

The proposed banquet hall, with extended hours, shared parking both on- and off-site and 
an on-site valet parking service, is not consistent with the purposes of the East Colorado 
Specific Plan and the policies contained in Goal 3, Compatible Land Uses and Goal 25, Vital 
Districts and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element 
(GPLU) Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial 
uses adjoining residential neighborhoods are designed to be compatible with each other. 
GPLU Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or 
cultural purposes be located, designed and managed to ensure compatibility and avoid 
traffic, noise, and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 
(High-Impact Uses) aims to avoid the concentration of uses and facilities in any 
neighborhood or district where their intensities, operations, and/or traffic could adversely 
impact the character, safety, health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a 
banquet hall as well as the extended hours of operation and parking arrangements. The 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. The 
demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. As a result, the proposed banquet hall use with extended hours of operation 
will not be in line with the purposes and policies of the Specific Plan and the General Land 
Use Plan. The banquet hall will not be a compatible land use with the adjacent residential 
neighborhood and will create traffic, noise and safety concerns for the surrounding 
residences.  
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14. The establishment, maintenance, or operation of the use would under the circumstances of 
the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.   
 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The proposed 
use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. Even with 
the off-site parking lot, the demand for parking will likely overflow onto the surrounding 
residential streets and the quality and efficiency of the parking utilization will not equal or 
exceed the level that is otherwise required. This overflow will create noise and safety issues 
in this residential neighborhood. As a result, the proposed shared parking agreement for the 
banquet hall use with extended hours of operation will be detrimental to the health, safety 
and general welfare of persons residing or working in the neighborhood and will not be a 
compatible land use with the adjacent residential neighborhood.  
 

15. The use, as described, would be detrimental or injurious to property and improvements in 
the neighborhood or to the general welfare of the City.   

 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The site is 
adjacent to residential uses to the north, and noise disturbances and traffic will be 
detrimental to the general welfare of the City. It is anticipated that while the guests wait for 
the valet service to pick up their cars, they will congregate outside the venue and result in 
noise and public safety disturbances. The circumstances of the project, which include the 
difficulty for guests or valet to exit easily from the drop-off site in their vehicles, the lack of 
on-site vehicle queuing and the absence of a guest congregating area, will result in guests 
waiting outside the garage, having the valet drop off cars on Chester Avenue and queuing of 
vehicles outside the garage into the residential neighborhood. Additionally, as proposed, 
there is no limit on the number of events per week nor the type of event, which could result 
in the venue operating seven days a week until 2:00 a.m. with amplified music, proving to be 
a continuous noise and public safety nuisance to the surrounding residences after events 
late into the evening/early in the morning. Furthermore, the Police Department has stated 
that “all the modifications requested will have a dire affect to the abutting residential 
properties.” In addition, the use will “provide an undue nuisance to nearby residents…Police 
and City resources will likely be taxed to handle alcohol and noise complaints at this 
location.”  
 

16. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity in terms of aesthetic values, 
character, scale, and view protection.  
 
The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  
The operational characteristics such as frequency of events, hours of operation, and parking 
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operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
 

17. The spaces to be provided would not be available as long as the uses requiring the spaces 
lawfully exist.  

 
The proposed shared parking agreement with the off-site Commercial Off-Street Parking lot 
at 1217 E. Colorado Boulevard creates obstacles in being able to maintain the availability of 
the required spaces for the operation of the banquet hall. Zoning Code Section 17.80.020 
defines Commercial Off-Street Parking as “the commercial parking of vehicles for 
nonresidential uses. The parking is not required for a specific use.” The purpose of 
Commercial Off-Street Parking lot is to provide public parking to a general area, typically 
commercial, without locking up the spaces for one specific user. As Commercial Off-Street 
Parking cannot be designated for a specific use, no specific use can be included in the 
evaluation of whether it is possible to share the parking without conflict. In their analysis, 
Staff found that there was not an adequate manner in which the 29 required parking spaces 
could reasonably be secured for the proposed use. As a result, it is not possible to conclude 
that the spaces required to be provided for the banquet use will be available, so long as the 
banquet hall lawfully exists, as the spaces will be available for commercial parking for the 
general public as well. 

 
18. The quality and efficiency of the parking or loading utilization would not equal or exceed the 

level that is otherwise required.  
 

The demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. Objective 25.7 of the General Plan Land Use Element (Buffering Adjoining 
Residential Areas) aims to ensure that commercial uses adjoining residential neighborhoods 
or mixed residential and commercial uses are designed to be compatible with each other. 
This proposed use abutting residential uses, with hours of operation until 2:00 a.m., daily 
and inadequate parking arrangement, is not a compatible use.  
 
Minor Conditional Use Permit: Valet Parking 
 

19. The location of the proposed use does not comply with the special purposes of this Zoning 
Code and the purposes of the applicable zoning district.  

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. The request includes a valet parking arrangement and 
states that the parking attendant will be on-site while the banquet hall is in use for the 
purpose of parking vehicles for drivers. The attendant station will be inside the parking 
garage and will park all vehicles either on-site in parking garage or off-site at the 
Commercial Off-Street Parking lot at 1217 E. Colorado Boulevard. While the valet parking 
arrangement is proposed to be on-site, the existing parking garage is small with little room 
for circulation. The parking garage was established with the approval of Variance #11165 
and does not meet current code requirements for parking dimensions and vehicle 
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circulation. Parking using valet will likely prove to be cumbersome and inconvenient, 
resulting in guests parking in the residential neighborhood to the north, which is inconsistent 
with GPLU Policies 25.7 (Buffering Adjoining Residential Areas) and 3.1 (High-Impact 
Uses). Noise and nuisance activity during and after-hours from the banquet hall until 2:00 
a.m., daily, is a concern for staff and the Police Department. The location does not provide 
for adequate parking or buffering between it and the adjacent residential uses. The 
proposed use will result in traffic, noise, and safety concerns for the adjoining residential 
uses and will adversely impact the character, safety, health and quality of life for the 
surrounding area. As a result, the proposed location and use does not comply with the 
purposes of the Zoning Code and zoning district by providing an on-site solution to parking 
as the valet service will result in a negative impact on the surrounding area. 
 

20. The proposed use is not in conformance with the goals, policies, and objectives of the 
General Plan and the purpose and intent of any applicable specific plan.  

 
The proposed banquet hall, with extended hours, shared parking both on- and off-site and 
an on-site valet parking service, is not consistent with the purposes of the East Colorado 
Specific Plan and the policies contained in Goal 3, Compatible Land Uses, and Goal 25, 
Vital Districts and Corridors, of the General Plan Land Use Element.   

 
The purpose of the East Colorado Specific Plan and the ECSP-CG-1 zoning district is to 
create a vibrant mix of land uses and a series of distinctive places, to identify areas, which 
are appropriate locations for developing mixed-use and housing projects, and areas where 
commercial development should be concentrated and to improve the appearance, function, 
and urban ambiance the Boulevard. In addition, the General Plan Land Use Element 
(GPLU) Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial 
uses adjoining residential neighborhoods are designed to be compatible with each other. 
GPLU Policy 3.3 (Assembly Facilities) also requires that assembly facilities for social or 
cultural purposes be located, designed and managed to ensure compatibility and avoid 
traffic, noise, and other negative impacts with the adjoining uses. Lastly, GPLU Policy 3.2 
(High-Impact Uses) aims to avoid the concentration of uses and facilities in any 
neighborhood or district where their intensities, operations, and/or traffic could adversely 
impact the character, safety, health and quality of life for the surrounding area.  

 
Both staff and the Police Department had concerns regarding the use of the site as a 
banquet hall as well as the extended hours of operation and parking arrangements. The 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. The 
demand for parking will likely overflow onto the surrounding residential streets and the 
quality and efficiency of the parking utilization will not equal or exceed the level that is 
otherwise required. This overflow will create noise and safety issues in this residential 
neighborhood. As a result, the proposed banquet hall use with extended hours of operation 
will not be in line with the purposes and policies of the Specific Plan and the General Land 
Use Plan. The banquet hall will not be a compatible land use with the adjacent residential 
neighborhood and will create traffic, noise and safety concerns for the surrounding 
residences.  

 
21. The establishment, maintenance, or operation of the use would, under the circumstances of 

the particular case, be detrimental to the health, safety, or general welfare of persons 
residing or working in the neighborhood of the proposed use.  



Hearing Officer 22 Modification to Conditional Use Permit #6740 
April 7, 2021  1253 E. Colorado Boulevard & 1217 E. Colorado Boulevard 

 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. Staff found that 
the service will result in an impact on the surrounding area. Overflow parking can result on 
adjacent streets in the vicinity, or guests might park illegally in nearby residential streets. 
These conditions can occur because some guests may prefer to park their own cars and/or 
attempt to avoid paying valet fees. Additionally, queuing of cars from the street into the site 
(Chester Avenue or Colorado Boulevard) can occur since the parking garage does not have 
sufficient room to accommodate the valet drop-off and the queuing on-site. Lastly, noise 
disturbances can occur while patrons wait to pick up their cars after the events. There is 
insufficient area inside the parking garage for patrons to gather, and the garage is not fully 
enclosed. Noise can easily transmit to the adjacent residences to the north. In addition, the 
proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public 
drinking as well as noise disturbances from inside and outside the banquet hall. As a result, 
the proposed on-site valet program for the banquet hall use with extended hours of 
operation will be detrimental to the health, safety and general welfare of persons residing or 
working in the neighborhood of the proposed use. The banquet hall with valet parking will 
not be a compatible land use with the adjacent residential neighborhood and will create 
traffic, noise and safety concerns for the surrounding residences.  
 

22. The use as described would be detrimental or injurious to property and improvements in the 
neighborhood or to the general welfare of the City.  

 
Approval of the proposed project will allow for the operation of a Club, Lodge and Private 
Meeting Hall (banquet hall), a use that requires a major modification to an approved 
Conditional Use Permit (#6740). The request includes the utilization of a Commercial Off-
Street Parking lot in a shared parking agreement with on-site valet parking. The site is 
adjacent to residential uses to the north, and noise disturbances and traffic will be 
detrimental to the general welfare of the City. It is anticipated that while the guests wait for 
the valet service to pick up their cars, they will congregate outside the venue and result in 
noise and public safety disturbances. The circumstances of the project, which include the 
difficulty for guests or valet to exit easily from the drop-off site in their vehicles, the lack of 
on-site vehicle queuing and the absence of a guest congregating area, will result in guests 
waiting outside the garage, having the valet drop off cars on Chester Avenue and queuing of 
vehicles outside the garage into the residential neighborhood. Additionally, as proposed, 
there is no limit on the number of events per week nor the type of event, which could result 
in the venue operating seven days a week until 2:00 a.m. with amplified music, proving to be 
a continuous noise and public safety nuisance to the surrounding residences after events 
late into the evening/early in the morning. Furthermore, the Police Department has stated 
that “all the modifications requested will have a dire affect to the abutting residential 
properties.” In addition, the use will “provide an undue nuisance to nearby residents…Police 
and City resources will likely be taxed to handle alcohol and noise complaints at this 
location.”  
 

23. The design, location, operating characteristics, and size of the proposed use would not be 
compatible with the existing and future land uses in the vicinity, in terms of aesthetic values, 
character, scale, and view protection.  
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The project involves the establishment of a Club, Lodge and Private Meeting Hall with 
extended hours of operation and inadequate parking arrangements, within an existing 
commercial space along a major Boulevard, but adjacent to a residential neighborhood.  
The operational characteristics such as frequency of events, hours of operation, and parking 
operations will be incompatible with existing and future land uses in the vicinity. These 
operating characteristics, along with event impacts (e.g. amplified music, parking and patron 
noise) will not be compatible with the character of the existing residential uses.  
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Attachment to Appeal 
Modification to Conditional Use Permit #6740 

PLN2019-00485 
 
Applicant/Appellant:   Artush Karapetyan 
 
Applicant’s Representative:  Dafne Gokcen, FE Design & Consulting 
    (213)687-6963 x207 
    dafne@fedesignandconsulting.com 
 
The Appellant Applicant (“Applicant”) is appealing the disapproval by the Hearing Officer of the following 
requests: 
  
1) MODIFICATION TO CONDITIONAL USE PERMIT #6740 – To allow a banquet hall (Club, 
Lodge and Private Meeting Hall land use), in conjunction with the approved Adult Day Care land use; 
2) CONDITIONAL USE PERMIT – To allow the extended hours of operation for the proposed Club, 
Lodge and Private Meeting Hall from 3:00 p.m. to 2:00 a.m., daily, in lieu of the permitted hours of 7:00 
a.m. to 10:00 p.m., daily, when adjacent to a residential zoning district;  
3) MINOR CONDITIONAL USE PERMIT – To allow shared parking both on-site and off-site at 1217 
E. Colorado Boulevard between the previously approved land use (Adult Day Care) and the proposed land use 
(Club, Lodge and Private Meeting Hall); and,  
4) MINOR CONDITIONAL USE PERMIT – To allow valet parking on-site in conjunction with the 
proposed Club, Lodge and Private Meeting Hall land use  
 
The Hearing Officer failed to comply with the requirements of the Zoning Code and made many errors in his 
findings. 
 
First and foremost, the hearing officer failed to comply with the provisions of the Zoning Code in denying a 
modification to allow a banquet hall (Club, Lodge and Private Meeting Hall land use) because it is a by-right 
use in the ECSP-CG-1 zone. The Hearing Officer’s findings state that the use is incompatible with 
surrounding neighbors, but if the use is allowed by-right, then the code has already determined that this is not 
true. The subject CUP modification to allow a Banquet Hall on this property is necessary to address the hours 
of operation, parking, and compatibility with the Adult Daycare - not for the use itself. When approving the 
CUP for the Adult Day Care, staff was well aware that the applicant intended to operate a Banquet Hall in 
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the evenings. To address this, they conditioned the property to require a CUP for the Banquet Hall. However, 
if there were no Adult Daycare, there would be no need for a CUP for the Banquet Hall use apart from the 
hours of operation and the parking. There is no explanation in the findings as to why an Adult Daycare and a 
Banquet Hall, having completely different hours of operation, cannot operate within the same building. 
Therefore, this is no reason to deny a by-right use. 
 
Per the findings, the purpose of the ECSP-CG-1 zone is “to create a vibrant mix of land uses and a series of 
distinctive places, to identify areas, which are appropriate locations for developing mixed-use and housing 
projects, and areas where commercial development should be concentrated and to improve the appearance, 
function, and urban ambiance the Boulevard.” Colorado Boulevard is the major thoroughfare in Pasadena 
featuring a wide variety of uses. A new Banquet Hall will contribute to this vibrant mix of land uses, and is      
appropriate on a commercially-zoned property specifically zoned for that use. In addition, this is a 100-year 
old building with beautiful historic features which has been underused for many years. The applicant is 
investing a significant amount of money to “improve the appearance, function, and urban ambiance of the 
Boulevard” as is encouraged in this zone. The Hearing Officer failed to comply with the Zoning Code in 
denying this use. 
 
The findings mention several passages from the General Plan Land Use Element : 

• Policy 25.7 (Buffering Adjoining Residential Areas) aims to ensure that commercial uses adjoining 
residential neighborhoods are designed to be compatible with each other, 

• Policy 3.3 (Assembly Facilities) requires that assembly facilities for social or cultural purposes be 
located, designed and managed to ensure compatibility and avoid traffic, noise, and other negative 
impacts with the adjoining uses, and 

• Policy 3.2 (High-Impact Uses) aims to avoid the concentration of uses and facilities in any 
neighborhood or district where their intensities, operations, and/or traffic could adversely impact the 
character, safety, health and quality of life for the surrounding area. 

 
These are used as justification to deny the applicant’s request. However, the applicant has thoroughly 
designed this project to ensure compatibility with surrounding properties and to avoid traffic, noise, and other 
negative impacts. First, it is worth noting that the majority of the abutting properties are commercial 
properties. Only the short property line to the north abuts a residential property. The vast majority of the 
project’s abutting neighbors will not be impacted by this proposed business. To ensure compatibility with the 
residential properties in the vicinity, the applicant volunteered several operational conditions. These conditions 
were clearly presented at the hearing, yet were not mentioned in the decision letter: 

• In an email to staff on August 20th, 2020, the applicant volunteered to reduce the hours of 
operation from the original request of 2:00 a.m. daily to 11:00 p.m. Sunday to Thursday and 12:00 
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a.m. Friday and Saturday. This request was reiterated at the public hearing. However, the findings 
continued to mention 2:00 a.m. daily as the request and used that as justification for the denial. The 
Hearing Officer therefore failed to comply with the code because he did not evaluate the project as 
presented. 

• The Banquet Hall facility is actually located over 200’ from the nearest residential building because 
the rear of the building will be used for storage, preparation, and parking and not as a patron area. The 
request for hours past 10:00 p.m. apply to properties within 150’ of a residential zone or use. 
Technically there will be no late-night activity within 150’ of any residential properties.  

• The on-site parking lot is completely enclosed. 
• This is a 100-year-old building with solid masonry walls. Sound will not travel through the walls. In 

addition, the applicant is working with a sound engineer to ensure complete soundproofing, including 
2” mineral fiber and sound board. The sound engineer offered his contact information at the hearing 
and the city is welcome to reach out to him with any questions. 

• Patrons will never wait outside for their vehicles. The valet will be able to text or page customers when 
their car is ready so that customers are always waiting inside the banquet hall, far from residents. 

• The valet stand will be located inside the covered, enclosed parking area. 
• There will never be any congregating of patrons outside. This is an event space, and patrons will be 

inside for the duration of the event.  
• Valet will be able to utilize commercial streets to go between the project site and the off-site parking. 

Valet will never make use of residential streets. 
• The off-site parking lot provides more than the required number of parking stalls. With a valet 

stacking cars, there will be 70 or more parking stalls available in the off-site lot alone, in addition to 
the 12 parking stalls on-site. Valet parking will always be complementary and all guests will be told to 
use the valet in their invitations. There will be no reason for patrons to park on residential streets. 

• The property could easily require a right turn only, away from residential properties, for patrons 
departing from the valet pick-up/drop-off. There will be valet and security staff who can ensure no 
cars or patrons travel toward residential properties at the conclusion of an event. 

• Guests coming via rideshare will be dropped off and picked up on Colorado Boulevard, over 200’ 
from the nearest residential neighbor. Security staff will prevent any pedestrians from going onto      
residential streets.       

• The applicant will be hiring a security company that uses off-duty and retired police officers. The 
presence of security will actually decrease the need for police presence in the neighborhood by 
deterring criminal and vagrant activity in the immediate vicinity. 
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In spite of all of these volunteered concessions, the Hearing Officer’s findings make statements such as: 
• “The location does not provide for adequate parking or buffering between it and the adjacent 

residential uses”  
o There is more than the required amount of parking, and there is over 200’ of buffering 

between the banquet hall and the nearest residential neighbor. 
• “The demand for parking will likely overflow onto the surrounding residential streets and the quality 

and efficiency of the parking utilization will not equal or exceed the level that is otherwise required.”  
o The project has use of an off-site parking lot with 36 parking stalls. A valet stacking cars can 

easily double the capacity. The venue will hold about 200 guests. Assuming that most guests 
will arrive in pairs, and that some guests will choose to come via rideshare or other means, the 
project has more than enough parking for the demand. Valet parking will always be 
complementary and all guests will be told to use the valet in their invitations. 

• “The proposed use and its operation is anticipated to have guests congregate outside and in the 
surrounding neighborhood until late in the evening, to have frequent instances of public drinking as 
well as noise disturbances from inside and outside the banquet hall.”  

o The proposed use is an event space/banquet hall, not a nightclub. People will come to attend 
an event such as a charity fundraiser, a political campaign launch, or a wedding. There is no 
evidence that such a use will encourage public drinking or any outdoor activity. In addition, 
there is no request for an alcohol license as part of this application. 

• “it is anticipated that while the guests wait for the valet service to pick up their cars, they would 
congregate outside the venue and result in noise and public safety disturbances for the abutting 
residences.”  

o All patrons will wait inside for the valet, and pick-up and drop-off will all be contained within 
the existing garage. Guests waiting for ride share will be able to wait inside. Security will be 
present at all exits to ensure there is no loitering on the streets. 

• “as proposed, there would be no limit on the number of events per week nor the type of event, which 
could result in the venue operating seven days a week until 2:00 a.m. with amplified music”  

o This is a private event space and it is unrealistic to expect it to operate every single day. We 
volunteered at the hearing to cap the number of events to 180 days per year. We also are no 
longer requesting 2 a.m. daily. All amplified music will be within a fully soundproofed solid 
masonry building, and will be more than 200’ from the nearest residential neighbor. 

 
Ultimately, the concerns of the Hearing Officer are ones that can be mitigated with operating conditions. The 
applicant has volunteered a long list of conditions to address every single concern from the city. As such, the 
Hearing Officer failed to comply with the Zoning Code by not utilizing the tools available to him through the 
Conditional Use Permit process.  
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Section 17.61.050-A of the Zoning Code states that: 
 

“Conditional Use Permits are intended to allow for activities and uses which may be desirable in the 
applicable zoning district and compatible with adjoining land uses, but whose effect on a site and its 
surroundings cannot be determined before being proposed for a particular location.” 

 
The Hearing Officer was unable to determine whether the use would be compatible with the nearby 
residential properties. Therefore, per Section 17.61.050-K of the Zoning Code,  
 

“the applicable review authority may impose conditions (e.g., buffers, hours of operation, landscaping 
and maintenance, lighting, off-site improvements, parking, performance guarantees, property 
maintenance, signs, surfacing, time limits, traffic circulation, etc.) deemed reasonable and necessary 
to ensure that the approval would … preserve the public health, safety, and general welfare.” 

 
A Conditional Use Permit is therefore designed to allow a use with specific operating conditions. A CUP can 
also be revoked if an operator fails to comply with its conditions. With adherence to the proposed conditions, a 
Banquet Hall with hours past 10 p.m. and off-site parking can exist in harmony with residential neighbors.  
 
In addition, this project offers a multitude of benefits for the local community and the city as a whole which 
are not mentioned in the findings: 

• Increased security and decreased pressure on law enforcement by providing security in an area with 
no evening activity. The applicant has already helped neighbors with vagrant activity in the area, and 
neighbors did express that they were looking forward to having more security in the area. 

• Restoration of a beautiful historic building that will be a visual asset to the area. 
• Neighbors will be able to use this space for their events – weddings, birthdays, retirement parties, etc. 

This will be a community gathering space. 
• The project will generate at least 20 jobs and will provide important tax revenue for the city. 
• The applicant is investing in an industry that saw a substantial decline during the COVID-19 

pandemic. There is pent-up demand for gatherings and this project will give a space for them. 
 
The applicant also spoke with all of his closest neighbors in the condominium complex directly to the north of 
the subject property and submitted a support petition with 48 signatures. These were submitted to city staff 
on March 10, 2020 and the hearing officer acknowledged that he had them at the hearing. However, this      
support is not mentioned in the findings. In addition, the few letters of opposition submitted to the record 
misunderstood the project as a nightclub with hours of operation until 2:00 a.m. daily, and therefore should 
not be considered. The Hearing Officer failed to take into consideration the wishes of the immediate 
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neighbors, who welcome increased security in their community and a reduction in vagrant and criminal 
activity. The Hearing Officer also failed to note that this project will meet the findings in that it will be 
beneficial to public health and safety, will increase property values, and will increase the aesthetic appeal of 
the neighborhood.  
 
The idea of a banquet hall next to residential uses is neither novel nor uncommon in the City of Pasadena. At 
the hearing, two other banquet halls were mentioned as case studies – Geragos Hall at 2215 E Colorado 
Boulevard and Imperial Event Venue at 1175 N Lake Avenue. Both of these venues have double the capacity 
of this project, with their websites listing the capacity at up to 400 guests (this project will have at most 200 
guests). These two other sites also have far more residential neighbors and uncovered parking. These venues 
were both approved by the Pasadena Planning Department, and they continue to operate and serve as 
important community amenities. These projects prove that these types of venues can and do work in 
neighborhoods around Pasadena with the appropriate conditions of approval. 
 
Ultimately, the findings provided by the Hearing Officer misrepresented the project and failed to consider       
the many conditions volunteered to mitigate any potential impacts of the operations. The Conditional Use 
Permit process should be used to ensure that a by-right use will be compatible with the neighborhood. Ample 
evidence has been submitted to illustrate how this project will be compatible with surrounding areas and a 
benefit to the community. 
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ZHO Addendum for 
Modification to Conditional Use Permit #6740 

1253 E. Colorado Boulevard and 1217 E. Colorado Boulevard 
 
 

May 5, 2021 
 
On April 9, 2021, I issued a written determination disapproving Modification to Conditional Use 
Permit #6740, located at 1253 E. Colorado Boulevard (proposed banquet hall) and 1217 E. 
Colorado Boulevard (proposed off-site parking). 
 
In advance of rendering a decision, I thoroughly reviewed the staff report for this project.  The 
April 7, 2021 staff report analyzed the project’s proximity to sensitive uses, potential noise 
impacts, potential impacts associated with off-site parking and valet parking, potential off-site 
parking impacts upon residents living to the north of the subject property, and the proposed 
extended hours of operation (above and beyond what is allowed pursuant to the prior CUP 
approval).  The analysis in the staff report is considered, well-reasoned, and comprehensive.  I also 
considered all application materials, photographs, and supplementary documents provided by the 
applicant, consultants, and city staff (including letters/petitions submitted, both in favor of, and 
opposed to, the proposed CUP modification).  I visited the site, drove around the area for several 
blocks, and walked portions of the neighborhood surrounding the subject property at 1253 E. 
Colorado Boulevard (the proposed banquet hall location).   
 
The applicant spoke during the public hearing; staff also summarized additional public testimony 
that was submitted during the public hearing. 
 
With respect to the foregoing, I gave due consideration to all evidence of record before issuing my 
decision to disapprove the requested CUP Modification. 
 
I have reviewed the appeal, filed on April 13, 2021, by Artush Karapetyan, the 
owner/applicant/appellant.  I offer the following responses to the issues raised in the appeal: 
 
 

1. By-right uses versus conditional uses.  The appeal states that “there is no reason to deny a 
by-right use” (Appeal, Page 2), following a convoluted argument that “conditional” uses are 
the same as “by-right” uses.  Conditional uses are exactly that—conditional.  Were these 
uses to be considered “by-right,” a CUP application would not be required, and the City 
would have no discretion to deny the proposal.  Were the applicant to be correct, the 
proposed project would not require review by the City’s Planning Department, but would, 
instead, be considered in a ministerial plan-check review process by the City’s Building 
Department.  Further, the appeal’s contention that all “conditional” uses are allowed “by-
right” suggests that the city has no grounds to deny a CUP application—not just for this 
proposed project, but for any project subject to a CUP.  The appellant’s contention 
contradicts any reasonable interpretation of the City’s Zoning Ordinance as it relates to 
conditional uses. 
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2. General Plan consistency.  The applicant’s assertions concerning the General Plan Land Use 

Element present no new information that would warrant a different conclusion than the 
one reached by staff in the “General Plan Consistency” section of the staff report (Staff 
Report, Page 11).   
 

3. Misrepresentation of findings, and failure to consider additional conditions.  The appeal 
contends that “the findings provided by the Hearing Officer misrepresented the project 
and failed to consider the many conditions volunteered to mitigate any potential impacts 
of the operation” (Appeal, Page 6).  Several of the voluntary conditions offered in the 
appeal were submitted by the applicant, previously, either as part of the CUP modification 
application, the associated supporting documentation, or in additional evidence provided 
to City staff and forwarded on to me as the Hearing Officer; or in the form of public 
testimony  which I heard at the public hearing.  I considered all of these conditions before 
deciding to disapprove the requested CUP modification; the few “new” conditions in the 
appeal do not present sufficient justification to overturn the disapproval.  Further, while 
the appellant contends that these conditions fully “mitigate” all potential project impacts, 
the record suggests otherwise.  In addition to the analysis provided by Planning 
Department staff, the record reflects that representatives of the City’s Police Department 
voice concerns about the proposal on at least two occasions, noting that the department 
“does not support the major modifications to this CUP,” which “would have a dire affect to 
the abutting residential properties” (Staff Report, Page 5). 

 
The appellant has provided no new information that would warrant overturning the disapproval of 
Modification to Conditional Use Permit #6740.   
 
 



Board of Zoning Appeals 42 Modification to Conditional Use Permit  #6740 
July 22, 2021 1253 & 1217 E. Colorado Boulevard 

ATTACHMENT G 
PROJECT PLANS 



Dafne Gokcen
Text Box
Parking Calculations3,302.1 s.f. Dining Area+807.6 s.f. Lobby=4,109.7 s.f. of assembly areaRequired parking is 10 stalls per 1,000 s.f. of assembly area4109.7/1,000x10=41.097 = 41 required parking stallsProvided parking on-site: 12 stallsProvided parking off-site: 36 stallsTotal provided parking: 48 stalls









1253 E Colorado Blvd.1217 E Colorado Blvd 
Off-site parking.
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