
 
 
 
 

 
PLANNING & COMMUNITY DEVELOPMENT DEPARTMENT 

 
STAFF REPORT 

 
 
DATE: July 17, 2019 
 
TO: Hearing Officer 
 
SUBJECT: Revocation of Conditional Use Permit #5535 
 
LOCATION: 300 W. Green St, 100-248 S. Orange Grove Blvd, 363 
 W. Del Mar Blvd, 169 St. John St, and 400 W. Colorado 
 Blvd 
 
APPLICANT: City of Pasadena, Initiated by 
 
ZONING DESIGNATION: WGSP-1A (West Gateway Specific Plan, The Ambassador 

College Campus west of St. John Avenue) and 
 WGSP-1B (West Gateway Specific Plan, The Ambassador 

College Campus east of Orange Grove Boulevard) 
 
GENERAL PLAN  Medium-High Density Residential, Institutional, Low 
DESIGNATION: Commercial, Medium Commercial 
 
CASE PLANNER: Luis Rocha 
 
STAFF RECOMMENDATION: Adopt the Environmental Determination and the Specific 

Findings in Attachment A to approve Revocation of 
Conditional Use Permit #5535.  

 

 
PROJECT 
PROPOSAL: 

Revocation of Conditional Use Permit #5535:  A City-initiated public 
hearing to consider the revocation of Conditional Use Permit (CUP) 
#5535, originally approved by the Hearing Officer on March 6, 2013. 
CUP#5535 allows private group events, such as weddings and 
receptions, at various designated locations within the Ambassador 
College Campus. The approval includes a Minor CUP to allow shared 
parking with Maranatha High School and the Elk’s Lodge, as well as 
an additional Minor CUP to allow off-street valet parking during the 
events. As authorized by Section 17.78.090 (Permit Revocation or 
Modification) of the Zoning Code, the Hearing Officer has the authority 
to revoke any discretionary land use permit, such as a Conditional 
Use Permit. 
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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)(9); Administrative 
Code, Title 14, Chapter 3, §15321, Class 21, Enforcement Actions by 
Regulatory Agencies), and there are no features that distinguish this 
project from others in the exempt class; therefore, there are no 
unusual circumstances. Section 15321 exempts actions by regulatory 
agencies to enforce or revoke a lease, permit, license, certificate, or 
other entitlement for use issued, adopted, or prescribed by the 
regulatory agency or enforcement of a law, general rule, standard, or 
objective, administered by the regulatory agency. 

  
BACKGROUND:  
  
Site characteristics: The subject site is located within the Ambassador College Campus, a 

campus composed of several parcels that are generally bound by 
Green Street on the north, Orange Grove Boulevard to the west, Del 
Mar Boulevard to the south and St. John Avenue to the east. 
Maranatha High School is located along St. John Avenue just east of 
the campus. The campus is composed of single-family residences, 
multi-family residences, and the former Ambassador College campus 
buildings, including a number of historic structures.  

  
Adjacent Uses: Abutting the southeast and southwest of the campus boundary are 

single-family residences.  Adjacent to the east are the Harvest Rock 
Church Auditorium and Maranatha High School.  To the north, across 
Green Street, is the Elk’s Lodge.  To the south, across Del Mar 
Boulevard and to the west across Orange Grove Boulevard, are multi-
family residences and single-family residences. 

  
Adjacent Zoning: North: WGSP-1C (West Gateway Specific Plan – The Colorado 

Boulevard Area) 
South: WGSP-1B-LD-6 and RS-4 (West Gateway Specific Plan, 

The Ambassador College Campus east of Orange Grove 
Boulevard – Ross Grove Landmark District and Single 
Family Residential, 0-4 lots per acre) 

East: CD-2/ (Central District Specific Plan, Civic Center/Midtown 
sub-district) 

West: WGSP-1A and PS (West Gateway Specific Plan, The 
Ambassador College Campus west of St. John Avenue and 
Public, Semi-Public) 

  
Previous Cases: CUP#4653 – To allow the operation of a new 450,000 square-foot 

senior life/care facility; a Transfer of Development Rights in the West 
Gateway Specific Plan zone; an Adjustment Permit to modify certain 
development codes on the 19.7 acre Ambassador West site for the 
construction of the senior facility and 70 residential condominiums; 
Private Tree Removal requests; a Vesting Tentative Tract Map; and a 
Subdivision Modification.  Approved on April 2, 2007. 
 
CUP#5535 – To allow private group events, such as weddings and 
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receptions, at various designated locations within the Ambassador 
College Campus. The approval included a Minor CUP to allow shared 
parking with Maranatha High School (169 S. St. John St.) and the 
Elk’s Lodge (400 W. Colorado Blvd.), as well as an additional Minor 
CUP to allow off-street valet parking during the events. Approved on 
March 6, 2013. 
 
Modification of CUP#4653 – Approved on May 7, 2014. 

 Relinquishment of CUP #4653:  To relinquish a previously 
approved Conditional Use Permit for the establishment of a 248-
unit senior life/care facility.  In lieu of this previously approved 
CUP, the applicant proposed to construct a 78-unit multi-family 
residential project, which is permitted by right in the zoning 
district.  This request also included relinquishment of two 
adjustments that were previously granted as part of an 
Adjustment Permit for the 248-unit senior life/care facility, which 
will not be needed for the proposed 78-unit multi-family residential 
project. 
 

 Minor Variance #11791:  To allow the western portion of the 
proposed 78-unit multi-family residential project to be located as 
close as 10-feet from the corner side property line, where the 
minimum required corner side yard setback is 15 feet. 
 

 Certificate of Exception #331:  To allow the relocation of a 
property line to create a single lot for the proposed 78-unit multi-
family residential project and separate the project from the Merritt 
Mansion, a historic house on the former Ambassador West 
campus that will be returned to single-family residential use. 
 

 Private Tree Removals:  To allow removal of four protected trees 
previously proposed for retention or relocation on-site as well as 
relocation of four protected trees that were previously proposed 
for retention on-site.   

 
CE#334 – To adjust lot boundaries between three lots within the 
Ambassador West campus.  Two lot line adjustments were proposed 
between Lots 5 and 7 (refer to as Parcel 3 and 2 in the application), 
and three lot line adjustments were proposed between Lots 5 and 6 
(refer to as Parcel 3 and 1 in the application).  Approved on February 
4, 2015. 

 
PROJECT DESCRIPTION: 
 
The Zoning Administrator has determined that there are reasonable grounds for revocation of 
Conditional Use Permit (CUP) #5535.  The CUP was originally approved by the Hearing Officer 
on March 6, 2013. The CUP allows private group events, such as weddings and receptions, at 
four designated locations within the Ambassador College Campus: the Merritt Mansion, Terrace 
Villa, Italian Garden and Fowler Garden. The approval included a Minor CUP to allow shared 
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parking with Maranatha High School (169 S. St. John St.) and the Elk’s Lodge (400 W. Colorado 
Blvd.), as well as an additional Minor CUP to allow off-street valet parking during the events. 
 
ANALYSIS:   
 
Pursuant to Chapter 17.78 of the Zoning Code, upon a determination by the Zoning 
Administrator that there are reasonable grounds for revocation of a discretionary permit, a public 
hearing shall be scheduled by the Zoning Administrator before the review authority which 
originally approved the permit. The City's action to revoke the CUP shall have the effect of 
terminating the entitlement and denying the privileges granted by the original approval. 
 
Acting on the provisions of Section 17.78.090 (Permit Revocation or Modification) of the Zoning 
Code, the City has the authority to revoke any discretionary land use permit, such as a 
Conditional Use Permit, if any one of the following findings of fact can be made in a positive 
manner: 
 

a. Circumstances under which the permit or entitlement was granted have been changed by 
the applicant to a degree that one or more of the findings contained in the original permit 
or entitlement can no longer be made in a positive manner and the public health, safety, 
and welfare require the revocation;  

b. The permit or entitlement was issued, in whole or in part, on the basis of a 
misrepresentation or omission of a material statement in the application or in the 
applicant's testimony presented during the public hearing for the permit or entitlement;  

c. One or more of the conditions of the permit or entitlement have not been substantially 
fulfilled or have been violated;  

d. The exercise of rights granted by the permit or entitlement has been discontinued for a 
continuous period of at least 12 months;  

e. The improvement authorized in compliance with the permit or entitlement is in violation of 
any code, law, ordinance, regulation, or statute; or  

f. The improvement/use allowed by the permit or entitlement has become detrimental to the 
public health, safety, or welfare, or the manner of operation constitutes or is creating a 
public nuisance.  

 
The Zoning Administrator has determined, pursuant to finding “a”, that the circumstances under 
which CUP#5535 was granted have been changed by the applicant to a degree that the findings 
contained in the original CUP can no longer be made in a positive manner and the public health, 
safety, and welfare require the revocation.  
 
When CUP#5535 was issued to the applicant (City Ventures, LLC) the privileges granted 
included up to 32 group events per calendar year within the Merritt Mansion, Terrace Villa, 
Italian Garden and Fowler Garden areas of the Ambassador College Campus. The Merritt and 
Terrace Villa mansions include interior and exterior event spaces while The Italian Garden and 
Fowler Garden are exclusive outdoor event spaces. Approximately 100 on-site parking spaces 
were provided on three surface parking lots along Green Street. Shared parking was approved 
to utilize the parking lot at Elk’s Lodge located at 400 West Colorado Boulevard as well as the 
parking lot at Maranatha High School located at 169 South St. John Avenue, which is located 
adjacent to the east of the campus. Elk’s Lodge contains 246 parking spaces while Maranatha 
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High School contains 250 parking spaces. The approval also included the use of off-street valet 
parking during events, with a valet attendant located adjacent to Green Street. 
 
Subsequent to the approval of the  CUP, the applicant sold the Merritt Mansion to a private 
party. The applicant also sold Terrace Villa to a separate private party. City records indicate that 
building permits have been issued to utilize both structures as single-family residences. The 
applicant incorporated the Italian Garden as part of the recreational open space for an adjacent 
39-unit, for sale, multi-family residential project, and is now under private ownership and under 
the control of the homeowners association of the multi-family residential project.  
 
City records indicate that events have not been held at the Merritt Mansion, Terrace Villa or the 
Italian Garden for at least the past two years. Substantiated by conversations with the property 
owners, or their representatives, there are no intentions by the owners of the Merritt Mansion, 
Terrace Villa or the Italian Garden to utilize these areas as event space or to exercise any of the 
privileges granted by CUP#5535.  Of the four approved locations approved for event space, 
only the Fowler Garden remains under ownership of the applicant and is used for event space. 
 
The 100 on-site parking spaces, formerly provided along Green Street, no longer exist. The 
applicant received approval to demolish the surface parking lots to accommodate a for sale 
multi-family residential project. Furthermore, the sharing of parking at the Elk’s Lodge is no 
longer being exercised by the applicant. At this time, the only parking utilized for the events is at 
Maranatha High School. The use of off-street valet parking during events, with a valet attendant, 
is provided by the applicant at Maranatha High School; not along Green Street, as originally 
approved. 
 
Based on these changed circumstances caused by the applicant, the findings contained in the 
original CUP can no longer be made in a positive manner and the public health, safety, and 
welfare require the revocation. Specifically, the following three findings contained in the original 
CUP cannot be continued to be made:  
 
3. 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. Policy 25.7 of the 
Land Use Element of the General Plan (Buffering Adjoining Residential Areas) is intended to 
ensure that commercial uses adjoining residential neighborhoods are designed to be 
compatible with each other. The original CUP contemplated up to 32 events per year, at four 
locations throughout the Ambassador College Campus. In addition, the CUP approved up to 
300 maximum daily guests for events from Sunday through Thursday and up to 500 
maximum daily guests on Friday and Saturday among the four event spaces. The number of 
daily guests allowed is the maximum permitted at the four event locations on any given day. 
However, only Fowler Garden, an outdoor area, remains under the ownership of the 
applicant and available for use as event space; Fowler Garden is immediately adjacent to 
multi-family and single-family residences along its western boundary. Without Terrace Villa 
or Merritt Mansion to provide kitchen or restroom amenities, the events at Fowler Garden 
rely on either additional amenities brought on-site or the use of amenities from adjacent 
facilities not originally contemplated under the CUP. Allowing up to 32 outdoor events per 
year, with up to a daily maximum guest attendance of 300-500 at one outdoor event space 
immediately adjacent to multi-family and single-family residences, results in a commercial 
use that is not compatible with the adjoining residential neighborhood due to event impacts 
(e.g. amplified music, lighting, number of event attendees, event set-up and tear-down). 
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4. 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. Under the current 
circumstances, and pursuant to the Conditional Use Permit, up to 32 events per year with up 
to a daily maximum guest attendance of 300-500 can occur at Fowler Garden, an outdoor 
event space; where originally the CUP anticipated the number of events and guests 
distributed among four event spaces. The concentration of event impacts (e.g. amplified 
music, lighting, number of event attendees, event set-up and tear-down) at one outdoor 
event location, immediately adjacent to multi-family and single-family residences along its 
western boundary, would be detrimental to the health, safety and general welfare of persons 
residing in the neighborhood. 

 
6. The design location, operating character.F.1ristics, 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 use is allowed up to 32 events per year, 
with up to a daily maximum guest attendance of 300-500, at Fowler Garden, an outdoor 
event area; where originally the CUP anticipated the number of events and guests 
distributed among four event spaces. These operating characteristics, along with the 
concentration of event impacts (e.g. amplified music, lighting, number of event attendees, 
event set-up and tear-down) at one outdoor event location would not be compatible with the 
character of the existing residential uses abutting the Fowler Garden on its western 
boundary. 

 
The Zoning Administrator has also determined, pursuant to finding “f” above, that the use 
allowed by the CUP has become detrimental to the public health, safety, and welfare, and the 
manner of operation is creating a public nuisance. 
 
Since the original approval of the CUP, 148 multi-family residences have been constructed on 
the Ambassador College Campus, in and around areas originally approved for events. Although 
a majority of these residences were contemplated when the CUP was approved, the current 
operation of the use, in conjunction with the adjacency of the built-out residential environment, 
have resulted in a condition that creates conflict. The original CUP contemplated up to 32 
events to occur, per year, at four locations throughout the Ambassador College Campus. In 
addition, the CUP approved up to 300 maximum daily guests for events from Sunday through 
Thursday and up to 500 maximum daily guests on Friday and Saturday among the four event 
spaces. The number of daily guests allowed is the maximum permitted at the four event 
locations on any given day. However, only Fowler Garden, an outdoor event space, remains 
under ownership of the applicant that is used for event space; Fowler Garden is immediately 
adjacent to multi-family and single-family residences along its boundary. Without Terrace Villa 
or Merritt Mansion to provide kitchen or restroom amenities, the events at Fowler Garden rely 
on either additional amenities brought on-site or the use of amenities from adjacent facilities not 
originally contemplated under the CUP.  
 
Allowing up to 32 outdoor events per year, with up to a daily maximum guest attendance of 300-
500, at one outdoor event space immediately adjacent to multi-family and single-family 
residences, results in a use that is detrimental to the public health, safety, and welfare and the 
manner of operation is creating a public nuisance due to event impacts (e.g. amplified music, 
lighting, number of event attendees, event set-up and tear-down). 
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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, §15321, Class 21, Enforcement Actions by Regulatory 
Agencies), and there are no features that distinguish this project from others in the exempt 
class; therefore, there are no unusual circumstances. Section 15321 exempts actions by 
regulatory agencies to enforce or revoke a lease, permit, license, certificate, or other entitlement 
for use issued, adopted, or prescribed by the regulatory agency or enforcement of a law, 
general rule, standard, or objective, administered by the regulatory agency. 
 
CONCLUSION: 
 
It is staff’s determination that there are reasonable grounds for revocation. Based on the 
changed circumstances caused by the applicant, the findings contained in the original CUP can 
no longer be made in a positive manner and the public health, safety, and welfare require the 
revocation. Furthermore, staff has determined that the use allowed by the CUP has become 
detrimental to the public health, safety, and welfare, and the manner of operation is creating a 
public nuisance. Therefore, staff recommends that the Hearing Officer revoke Conditional Use 
Permit #5535 with the findings in Attachment A. 
 
 
Attachments: 
 
Attachment A: Specific Findings of Approval 
Attachment B: Staff Report for CUP#5535, dated March 6, 2013. 
Attachment C: Decision Letter for CUP#5535, dated March 13, 2013 
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ATTACHMENT A 
SPECIFIC FINDINGS FOR REVOCATION OF CONDITIONAL USE PERMIT #5535 

 
a) Circumstances under which the permit or entitlement was granted have been changed by 

the applicant to a degree that one or more of the findings contained in the original permit or 
entitlement can no longer be made in a positive manner and the public health, safety, and 
welfare require the revocation. Based on the changed circumstances caused by the 
applicant, the findings contained in the original CUP can no longer be made in a positive 
manner and the public health, safety, and welfare require the revocation. Specifically, the 
following three findings contained in the original CUP cannot be continued to be made: 
 
3. 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. Policy 25.7 of 
the Land Use Element of the General Plan (Buffering Adjoining Residential Areas) is 
intended to ensure that commercial uses adjoining residential neighborhoods are 
designed to be compatible with each other. The original CUP contemplated up to 32 
events per year, at four locations throughout the Ambassador College Campus. In 
addition, the CUP approved up to 300 maximum daily guests for events from Sunday 
through Thursday and up to 500 maximum daily guests on Friday and Saturday among 
the four event spaces. The number of daily guests allowed is the maximum permitted at 
the four event locations on any given day. However, only Fowler Garden, an outdoor 
area, remains under the ownership of the applicant and available for use as event 
space; Fowler Garden is immediately adjacent to multi-family and single-family 
residences along its western boundary. Without Terrace Villa or Merritt Mansion to 
provide kitchen or restroom amenities, the events at Fowler Garden rely on either 
additional amenities brought on-site or the use of amenities from adjacent facilities not 
originally contemplated under the CUP. Allowing up to 32 outdoor events per year, with 
up to a daily maximum guest attendance of 300-500 at one outdoor event space 
immediately adjacent to multi-family and single-family residences, results in a 
commercial use that is not compatible with the adjoining residential neighborhood due to 
event impacts (e.g. amplified music, lighting, number of event attendees, event set-up 
and tear-down). 

 
4. 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. Under 
the current circumstances, and pursuant to the Conditional Use Permit, up to 32 events 
per year with up to a daily maximum guest attendance of 300-500 can occur at Fowler 
Garden, an outdoor event space; where originally the CUP anticipated the number of 
events and guests distributed among four event spaces. The concentration of event 
impacts (e.g. amplified music, lighting, number of event attendees, event set-up and 
tear-down) at one outdoor event location, immediately adjacent to multi-family and 
single-family residences along its western boundary, would be detrimental to the health, 
safety and general welfare of persons residing in the neighborhood. 

 
6. 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 use is allowed up to 32 events per 
year, with up to a daily maximum guest attendance of 300-500, at Fowler Garden, an 
outdoor event area; where originally the CUP anticipated the number of events and 
guests distributed among four event spaces. These operating characteristics, along with 
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the concentration of event impacts (e.g. amplified music, lighting, number of event 
attendees, event set-up and tear-down) at one outdoor event location would not be 
compatible with the character of the existing residential uses abutting the Fowler Garden 
on its western boundary. 

 
f) The improvement/use allowed by the permit or entitlement has become detrimental to the 

public health, safety, or welfare, or the manner of operation constitutes or is creating a 
public nuisance. Since the original approval of the CUP, 148 multi-family residences have 
been constructed on the Ambassador College Campus, in and around areas originally 
approved for events. Although a majority of these residences were contemplated when the 
CUP was originally approved, the current operation of the use, in conjunction with the 
adjacency of the built-out residential environment, have resulted in a condition that creates 
conflict. The original CUP contemplated up to 32 events to occur, per year, at four locations 
throughout the Ambassador College Campus. In addition, the CUP approved up to 300 
maximum daily guests for events from Sunday through Thursday and up to 500 maximum 
daily guests on Friday and Saturday among the four event spaces. The number of daily 
guests allowed is the maximum permitted at the four event locations on any given day. 
However, only Fowler Garden, an outdoor area, remains under ownership of the applicant 
and available for use as event space; Fowler Garden is immediately adjacent to multi-family 
and single-family residences along its western boundary. Without Terrace Villa or Merritt 
Mansion to provide kitchen or restroom amenities, the events at Fowler Garden rely on 
either additional amenities brought on-site or the use of amenities from adjacent facilities not 
originally contemplated under the CUP. Allowing up to 32 outdoor events per year, with up 
to a daily maximum guest attendance of 300-500, at one outdoor event space immediately 
adjacent to multi-family and single-family residences, results in a use that is detrimental to 
the public health, safety, and welfare and the manner of operation is creating a public 
nuisance due to event impacts (e.g. amplified music, lighting, number of event attendees, 
event set-up and tear-down). 
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ATTACHMENT B 
STAFF REPORT FOR CUP#5535 

DATED MARCH 6, 2013 
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ATTACHMENT C 
DECISION LETTER FOR CUP#5535 

DATED MARCH 13, 2013 
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Conditional Use Permit #5535   

pursued to completion prior to the expiration of this approval.  It should be noted that the time 
frame within which judicial review of the decision must be sought is governed by California 
Code of Civil Procedures, Section 1094.6.   
 
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 (March 22, 2013).  The effective date of this case will be March 23, 2013.  
Prior to such effective date, a member 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 decision becomes effective on the eleventh day from the date of the decision.  The 
regular Appeal fee is $3,411.77.   The Appeal fee for Non-profit Community-based 
Organizations pre-registered with Neighborhood Connections is $1,705.89. 
 
Any permits necessary may be issued to you by the Building Division on or after the effective 
date stated above.  A building permit application may be submitted before the appeal deadline 
has expired with the understanding that should an appeal be filed, your application may, at your 
expense, be required to be revised to comply with the decision on the appeal.  A copy of this 
decision letter (including conditions of approval and any mitigation monitoring program) shall be 
incorporated into the plans submitted for building permits. 
 
This project has been determined to be exempt from environmental review pursuant to the 
guidelines of the Public Resources Code §21080(b)(9); Administrative Code, Title 14, Chapter 3, 
§15301, Class 1, Existing Facilities.  This section specifically applies to small additions, expansions 
or alterations to existing structures where there is negligible or no expansion of the use.  No 
expansion or alteration of the campus is proposed with the project.  Further, the use of the campus 
for group events has been occurring on the subject property since 2009.   

 

For further information regarding this case please contact Beilin Yu at (626) 744-6726. 
 
Sincerely,  
 
 
 
Shoghig Yepremian 
Hearing Officer 
 
Enclosures:  Attachment A, Attachment B, Attachment C (site map) 
 
xc:   City Clerk, City Council, Building Division, Public Works, Power Division, Water Division, Design and 

Historic Preservation, Hearing Officer, Code Enforcement-Jon Pollard, Case File, Decision Letter 
File, Planning Commission  (9) 
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ATTACHMENT A 

SPECIFIC FINDINGS FOR CONDITIONAL USE PERMIT #5535 
 
Conditional Use Permit – To establish a Clubs, Lodges, and Private Meeting Halls Land 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 in that the proposed 
Club, Lodges, and Private Meeting Halls land use is allowed with the approval of a 
Conditional Use Permit in the WGSP-1A and WGSP-1B Zoning Districts.  

 
2. The location of the proposed use complies with the special purposes of this Zoning Code 

and the purposes of the applicable zoning district in that the subject site is located in the 
WGSP-1A and WGSP-1B Zoning Districts.  Special Purpose I of the West Gateway 
Specific Plan states “Recognize the importance of preserving significant historic structures 
in the area while promoting the replacement of existing underutilized or deteriorating 
structures through redevelopment.”  The proposed special events are proposed to occur 
within structures and gardens which are either designated or eligible for Historic Resources.  
No expansion or alteration to these resources is proposed.  The use of these structures and 
gardens will allow for their preservation and avoid their deterioration from underutilization, 
therefore in compliance with the special purposes of the West Gateway Specific Plan.   

 
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 in that “Objective 6, Policy 
6.3 – Adaptive Reuse” of the City’s General Plan encourages and promotes adaptive reuse 
of Pasadena’s historic resource.  The use of these historic resources for group events is 
consistent with this policy of the General Plan.   Objective 10 of the General Plan Land Use 
Element calls to support the establishment of new businesses in Pasadena and the tax 
revenue, employment opportunities, and service inherent to new businesses.  The group 
events provide jobs for a number of small businesses such as florists, bakers, caterers, and 
security services.   

 
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 in that the 
conditions of approval have been placed which will mitigate the noise, traffic and parking 
impacts created by these group events.  Specifically, any amplified noise are limited to 
9:00PM daily, and noise monitors are required to be set up at the street frontages 
surrounding the campus to ensure the noise level does not exceed 5 dBa above ambient 
noise at these locations.  Private security will be employed for events with 25 attendees or 
more, which will ensure that guests are not parking on surrounding streets and guests are 
not loitering after the events, and Terrace Drive nor the entrance to the campus on Del Mar 
Avenue is not being utilized by the vendors.  

 
5. The use, as described and conditionally approved, would not be detrimental or injurious to 

property and improvements in the neighborhood or to the general welfare of the City in that 
the special events are proposed within the Ambassador College Campus and conditions of 
approval have been placed to ensure the impact on surrounding properties related to traffic, 
parking, and noise are mitigated.  Specifically, any amplified noise are limited to 9:00PM 
daily, and noise monitors are required to be set up at the street frontages surrounding the 
campus to ensure the noise level does not exceed 5 dBa above ambient noise at these 
locations.  Private security will be employed for events with 25 attendees or more, which will 
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ensure that guests are not parking on surrounding streets and guests are not loitering after 
the events, and Terrace Drive nor the entrance to the campus on Del Mar Avenue is not 
being utilized by the vendors. 

 
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 in that the proposal does not convey an overdeveloped 
appearance in this area in that no improvements are proposed with the approval of this 
Conditional Use Permit.  The hours of operations, noise level, maximum number of 
attendees permitted, and parking have been conditioned to be compatible with the 
surrounding existing and proposed residential uses.    

 
Minor Conditional Use Permit – To Allow Shared Parking 
 
7. 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 in that the 
Zoning Code allows shared parking agreements with a parking study in the West Gateway 
Specific Plan, subject to the approval of a Minor Conditional Use Permit.  A Parking Study 
was prepared which concluded the shared parking arrangement between the existing 
parking spaces on site, Maranatha High School, and the Elk’s Lodge parking lot, will meet 
the peak parking demands for the project.  The three on-site parking lots located along 
Green Street is able to accommodate smaller events without the need to share the parking 
with the other two properties.   

 
8. The location of the proposed use complies with the special purposes of this Zoning Code 

and purposes of the applicable zoning district in that Elk’s Lodge (400 West Colorado 
Boulevard), one of the parking lots where the proposed special events with more than 25 
guests will be leasing parking spaces from, requires only 150 spaces while its parking lot 
has a supply of 246 parking spaces.  This parking lot is available to be leased for special 
events held at the Ambassador College Campus during the weekday as well as on the 
weekend.  The other parking lot available for lease is located at Maranatha High School, 
however this parking lot is not available during the weekday when the school is in session.  
During the weekend, the school calendar still has activities but at approximately 25% 
intensity, which will only require 45 parking spaces.  This parking lot has a supply of 250 
parking spaces, which is able to accommodate the parking required for the school activities 
as well as for the group events.  Therefore, the combination of uses is such that shared 
parking can occur without conflict and this meets the parking standards of the Zoning Code.   

 
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.  Policy 21.5 of the City’s 
General Plan (Parking Management) encourages management of parking to reduce the 
amount of land devoted to frequently vacant parking lots.  The sharing of available parking 
spaces at Elk’s Lodge and Maranatha High School would be a good use of existing parking 
resources.   

 
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 parking study 
determined that both the existing and projected peak demand for parking will be met by the 
existing parking supply at Elk’s Lodge and Maranatha High School.  A condition of approval 
has been placed that all invitations to the group events include directions and instructions to 
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the appropriate parking location to avoid lost guests and guests from parking on the 
surrounding streets.   

 
11. The use, as described and conditionally approved, would not be detrimental or injurious to 

property and improvements in the neighborhood or to the general welfare of the City.  The 
parking study determined that the projected demand for parking will be met by the existing 
on-site parking supply at Elk’s Lodge and/or Maranatha High School.   

 
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 parking study determined that both the existing 
and projected peak demand for parking will be met by the existing parking supply at Elk’s 
Lodge and/or Maranatha High School  Furthermore, shared parking has successfully 
existed for these mixes of uses in the previous years when the events occurred with the 
approval of a Temporary Use Permit.  By sharing the available parking at Elk’s Lodge 
and/or Maranatha High School, which is located north of the property just across Green 
Street and just adjacent to the west respectively, the shared parking will be a good use of 
existing parking resources. 

 
13. The spaces to be provided will be available as long as the uses requiring the spaces lawfully 

exist.  A condition of approval has been placed that the applicant shall not hold a special 
event if a minimum of 0.60 parking spaces per guest plus one parking space per event staff 
is not secured.  The condition further requires the applicant to keep a record of all parking 
agreements for each event to show compliance with the parking requirement.  In the event 
that parking is not available, the special event shall not take place.  

 
14. The quality and efficiency of the parking or loading utilization will exceed the level that is 

otherwise required.  Elk’s Lodge contains 246 parking spaces, and Maranatha High School 
contains 250 parking spaces.  A condition of approval requires that all invitations to special 
events include direction and instruction to the parking location to avoid lost guest or guest 
parking on the adjacent streets.  According to the parking study, these numbers of parking 
spaces is sufficient to accommodate the mix of uses.     

 
Minor Conditional Use Permit – To Allow Valet Parking 
 
15. 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 in that the 
Zoning Code allows valet parking in the West Gateway Specific Plan, subject to the 
approval of a Minor Conditional Use Permit.   

 
16. The location of the proposed use complies with the special purposes of this Zoning Code 

and purposes of the applicable zoning district in that in the event valet parking is provided 
with a group event, the valet attendant will be located in parking Lot 1, which is the eastern 
most parking lot on Green Street, closest to St. John Avenue.  The parking attendant will be 
located 75 feet from the street, which allows sufficient queuing space to avoid cars from 
spilling onto the public streets.  A condition of approval has been placed that requires the 
invitations to the group event to provide instruction and direction to parking, which includes 
the location of the valet parking when it is proposed.   

 
17. 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 in that Special Purpose L of 
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the Gateway Specific Plan requires planning traffic and parking patterns in order to 
minimize the negative effects on adjacent neighborhoods and existing businesses.  Valet 
parking will minimize guests from driving around in surrounding streets, and parking on 
adjacent neighborhoods.  Also, valet parking will avoid guests from walking around in 
adjacent streets and disrupting the existing residential uses.   

 
18. 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 operation of the valet parking service will not result in potential impacts such as spill-
over parking and ingress and egress conflicts that could negatively impact the surrounding 
neighborhood.   

 
19. The use, as described and conditionally approved, would not be detrimental or injurious to 

property and improvements in the neighborhood or to the general welfare of the City.  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. 

 
20. 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 in that valet parking will minimize guests from driving 
around in surrounding streets, and parking on adjacent neighborhoods.  Also, valet parking 
will avoid guests from walking around in adjacent streets and disrupting the existing 
residential uses.   
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ATTACHMENT B 

CONDITIONS OF APPROVAL FOR CONDITIONAL USE PERMIT #5535 
 
The applicant or successor in interest shall meet the following conditions: 
 
1. The proposed project shall substantially conform to the project description submitted with 

this application and dated “Received at Hearing March 6, 2013”, except as modified herein.  
This approval is for private group events to be held at the Ambassador College Campus, 
which is classified as a Clubs, Lodges, and Private Meeting Halls land use under the City’s 
Zoning code.   
 

2. The events shall only occur within the following four areas as described in the attached 
Exhibit A - Ambassador Events CUP Map:  Italian Garden, Merritt Mansion, Terrace Villa, 
and Fowler Garden.  No events approved under this Conditional Use Permit shall occur 
within the Great Lawn Area upon the issuance of the certificate of occupancy for Building 
Permits BLD2011-01116 and BLD2011-01117 by the City for the newly constructed 
residential dwelling units on the Ambassador West Campus, as described in the attached 
Exhibit A.  A new or modification to this Conditional Use Permit will be required if the 
location of the event areas is modified.  
 

3. 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. 

 
4. 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 as determined 
by Planning staff. 
 

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

 

6. The proposed project, Activity Number PLN2010-00384, is subject to Condition Monitoring 
Program.  Condition Monitoring is required for your project.  Under the Monitoring Program, 
your project will be inspected by Code Compliance staff to determine compliance with the 
conditions of approval.  The Condition Monitoring inspection will occur during the term of the 
project.  Required monitoring fees for inspections shall be paid on or after the effective date 
of this permit, but prior to the commencement of any group events.  Contact the Code 
Compliance Staff at (626) 744-4633 to verify the fee.  All fees are to be paid to the cashier 
at the Permit Center located at 175 N. Garfield Avenue. The cashier will ask for the activity 
number provided above.  Failure to pay the required monitoring fees prior to initiating your 
approved land use entitlement may result in revocation proceedings of this entitlement.    

 
Planning Division 
 
7. There shall be no more than 32 group events permitted per calendar.  These group events 

include any event, regardless of size.  An event by the same party utilizing two locations on 
campus shall be counted as one event only.  Two events by two different parties occurring 
at the same time, on the same date, shall be counted as two events.  The applicant shall 
provide the Zoning Administrator at the beginning of each month a list of group events for 
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the month listing the date, time, location, number of attendees and staff, parking location, 
and parking agreement.   

 
8. No Temporary Use Permits shall be issued for the Ambassador College Campus to allow 

any temporary special event beyond the group events approved under this Conditional Use 
Permit.  
 

9. The number of daily attendees for all events should not exceed 300 guests from Sunday 
through Thursday and 500 on Fridays and Saturdays.  The maximum number of daily staff 
shall not exceed 20. 

 
10. Set-up for the events shall not commence earlier than 8:00 AM, and clean-up for the event 

shall occur no later than one hour after the hours allowed for the events, nor shall it 
commence before 7:00AM of the following day.  

 
11. The events shall cease at 10:00PM Sunday through Thursday and at 12:00AM on Fridays 

and Saturdays. 
 

12. Any amplified sound associated with the group events shall cease at 9:00PM in the gardens 
and at 11:00PM within the mansions.  

 
13. Prior to the commencement of any event approved under this Conditional Use Permit, the 

applicant shall prepare an acoustical study to establish the weekday and weekend hourly 
ambient noise level at the locations as specified in the attached site plan.  For all outdoor 
events with amplified sound, the applicant shall take a noise measurement at the locations 
as specified in the attached site plan, every hour, for the entire duration of the event.  The 
noise level during the events shall not exceed 5 dBa above the ambient noise level at any 
reading at any time.  The applicant shall keep a record and a report of the readings at each 
outdoor event with amplified sound and shall provide a copy to the Planning and Community 
Development Department the Monday following the said event(s).  

 
14. The doors and windows at the mansions shall be kept closed after 9:00PM for events with 

amplified sound.  
 

15. All events approved under this Conditional Use Permit shall comply with the standards of 
the City’s Noise Ordinance (P.M.C. Chapter 9.36). 

 
16. A minimum of one parking space per staff plus 0.60 parking spaces per guest shall be 

secured for each event.  The parking shall be located either on-site, at Elk’s Lodge located 
at 400 West Colorado Boulevard, or at Maranatha High School, at 169 South St. John 
Avenue.  The applicant shall not allow a group event to occur unless the minimum number 
of parking spaces is secured.  The applicant shall keep a record of the parking lease 
agreement for each event, which shall be available to the Zoning Administrator upon 
request.  

 
17. All group event invitations shall include instruction and directions to the parking locations.  

The instruction shall clearly state that no parking in the surrounding streets (Green Street, 
Orange Grove Boulevard, St. John Avenue, Del Mar Boulevard, and Terrace Drive) is 
permitted at any time.  The applicant shall keep a copy of the parking instruction and 
directions for all group events, which shall be available to the Zoning Administrator upon 
request.  
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18. The valet attendant shall be located a minimum of 75 feet from the street in parking Lot 1, 
which is the eastern most parking lot along Green Street, closest to St. John Avenue.  
When valet parking is provided, the parking instruction and direction shall provide directions 
to the location of the valet parking and clearly state that no parking on the surrounding 
streets is permitted at any time.  Valet service shall be at no cost to the event attendees, 
which shall be specified in the parking instruction and directions.   

 
19. No loading of persons or equipment shall occur on any surrounding streets (Green Street, 

Orange Grove Boulevard, St. John Avenue, Del Mar Boulevard, and Terrace Drive).  
 

20. Vendors for the group events shall be prohibited from using Terrace Drive and the Del Mar 
Boulevard entrance to the Ambassador College campus.  Vendors shall only use the 
entrance to the campus along St. John Avenue, as specified in the attached Exhibit A - Site 
Plan. 

 
21. No event parking shall occur on any surrounding streets.  This information shall be specified 

in the instructions and directions included in all group event invitations.   
 

22. For group events with 25 attendees or more, a private security service shall be obtained for 
the duration of the event.  The duty of the security service shall include but not be limited to 
monitoring the noise level, ensuring that event guests are not parking on the surrounding 
streets, nor loitering on the adjacent areas.   

 
23. The premises and surrounding gardens, sidewalk, and street shall be kept free of litter and 

debris at all times. 
 

24. The group events approved under this Conditional Use Permit are not allowed within the 
Great Lawn Area upon the issuance of the certificate of occupancy for Building Permits 
BLD2011-01116 and BLD2011-01117 by the City for the newly constructed residential 
dwelling units on the Ambassador West Campus.  Any event proposed in the Great Lawn 
Area shall abide by the Open Space Easement Agreement 20,938 and shall receive the 
appropriate approval from the City’s Human Services and Recreation Department.  

 
Department of Public Works 
 
25. The applicant or event organizer shall comply with all conditions set forth in Open Space 

Easement Agreement No. 20,938 between the City and Pasadena Lots-70, LLC, which is 
attached as Exhibit B.  In addition, all events conducted within Exhibit B of said Agreement, 
or Lot B of Tract 63103, shall obtain appropriate permits from the City’s Human Services 
and Recreation Department. 

 
Department of Transportation 
 
26. The applicant must submit formal, executed shared parking agreements with either and/or 

both Maranatha High School and the Elks Lodge to the Department of Planning and 
Community Development and the Department of Transportation to verify that appropriate 
parking arrangements are in place for each group event.  

 
27. The applicant must secure 0.60 parking spaces per attendee and one parking space per 

event staff.  
 



 

Hearing Officer: March 6, 2013   Page 10 

Conditional Use Permit #5535   

28. Passenger loading and unloading on surrounding streets adjacent to the project site is 
prohibited. Furthermore, requests for future installation of passenger loading and unloading 
zones adjacent to the project site will not be granted. 

 
Fire Department 
 
29. Assembly occupancy shall comply with requirements of California Fire Code (CFC) for 

means of egress and exit discharge.   
 

30. Events shall comply with the requirements of California Fire Code (CFC) Chapter 3 
regarding open burning (candle) and portable outdoor heating. 

 
31. A tent permit shall be obtained for any proposed tent associated with the group events.  
 
Conditions added at the Hearing 

 
32. The applicant/property owner or its successor in interest shall provide a designated staff 

member for contact purposes.  The name, phone number, and email address of the 
designated staff member shall be made available to the Planning staff and to immediate 
neighbors.  
 

33. The Hearing Officer shall conduct a public hearing five years from the effective date of this 
approval to ensure the effectiveness of, and compliance with, the conditions of approval. 
This hearing shall be conducted at the applicant’s, or its successor in interest’s expense.  

 
34. In the event that the parking lots at Elk’s Lodge and Maranatha High School becomes 

unavailable to accommodate the required parking for these group events, the applicant or 
its successor will be required to apply for a new Minor Conditional Use Permit, stating the 
new proposed location of the parking spaces and a new parking study will be required to be 
conducted to ensure that the new parking facility is appropriate to share its parking with 
these group events.  In the event that no new parking location can be found, these group 
events shall be limited to a maximum of 133 daily attendees with a maximum of 20 staff, 
which is the maximum number of attendees and staff which can be accommodated within 
the existing 100 on-site parking spaces.  . 
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