
1253 EAST COLORADO 
BOULEVARD
MODIFICATION TO CUP #6740

4/7/2021 Hearing Office Hearing

Item 2B

Presentation by: Dafne Gokcen, FE Design & Consulting 
(Representative)



PROJECT 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 permit the extended hours of operation for the Club, 
Lodge and Private Meeting Hall land use 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 permit 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 permit valet parking on-site in conjunction with 
the Club, Lodge and Private Meeting Hall land use.



PROJECT HISTORY

• PLN2019-00177 was approved in June 2019 to allow an Adult Daycare facility at 1253 
Colorado. The applicant was approved for building permits and has been building 
out this facility.

• The daycare will operate during the daytime (8 a.m. to 3 p.m. daily). In the evenings, 
the applicant would like to use the space for events.

• A “Private Meeting Hall” is allowed by-right at this property.

• However, the approved CUP specifically states that a new CUP is required if we want 
to add this second use. We therefore applied for the project before you in September 
of 2019.



PROJECT HISTORY CONT’D

• We began working with the project planner, Jennifer Driver, in 2019 to make sure we 
had the correct materials for this project.

• The biggest issue was parking. The site only has 12 parking stalls, but the banquet 
hall requires 41 parking stalls.

• We were told that we could apply for a shared parking agreement with another site in 
the vicinity that had surplus parking in the evening. The applicant was able to talk to 
the owner of the lot at 1217 Colorado, less than a block away. They agreed that the 
parking could be used for the banquet hall facility. 
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PROJECT SUBMITTAL & CORRECTIONS

• We submitted an application in September 2019 for (1) the CUP modification to allow a banquet hall 
in conjunction with the Adult daycare, (2) hours of operation until 2 a.m., and (3) shared parking.

• In November 2019, we were issued a list of corrections by city planning. One correction was that the 
owner of the parking lot at 1217 Colorado needed to sign a form agreeing to the application. The 
city agreed that the parking lot was appropriate for the shared parking agreement. 

• The owner of the parking lot was only willing to sign if the applicant entered into a lease agreement. 
They were not going to agree to sign something official without an official agreement between the 
two parties.

• The applicant has had a lease for this parking lot for over a year.

• Most cities do not require a lease in advance, or anything formal in writing for an off-site parking 
lease. This was an extraordinary requirement prior to project approval, but the applicant was willing 
to meet this demand.

• In May 2020, the project was deemed complete by the planning department.



ISSUES FROM THE CITY

• We were informed in November 2019 that the police were opposed to the request 
due to potential impact on the residential neighbors.

• In response, the applicant collected signatures of support from 48 neighbors directly 
behind his property on Chester and Michigan.

• In the summer of 2020, we were informed that the parking lot could not work for 
shared parking since it is permitted as a parking lot and not as parking for another 
use. This was 6+ months after the city asked the applicant to enter into an agreement 
with the parking lot owner.

• I was able to work with the planning department to resolve this issue, but it caused further
delays and stress for our team.



SUPPORTERS



SUMMER 2020 TO TODAY

• Once the parking issue was resolved, we were asked to address some of the 
concerns from the police department regarding potential nuisances from this project.

• We submitted some volunteered conditions. Notably:

• All valet pick-up/drop-off will be inside the enclosed parking area. Customers will never
be waiting outside for their vehicles.

• The off-site parking will be exclusively for the banquet hall when it is operating.

• We are also willing to negotiate the hours of operation if those are an issue.

• We then waited from September to February with no news about the project. Finally 
in February, we were given this hearing date.



WHAT ARE WE REQUESTING?

• As mentioned, the applicant has been fully approved for an Adult Daycare facility. That is 
still moving forward and he is building out the space right now.

• This is a beautiful historic building that has been underused for many years. The 
applicant would like to make sure that it is something that can be enjoyed by the 
community.

• This banquet hall will be a community event space. It can be used for a wide range of 
events including birthdays, corporate events, and fundraisers.

• It will not be rented out daily but will only be in use when there is a booking.

• It will always be under the full control of the applicant. There will never be a nightclub-
type event at this space.
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WHAT WE ARE NOT REQUESTING

• Alcohol sales

• This property will not have its own alcohol license. Any event that wishes to have alcohol
will need to get a special event permit from the state. The alcohol will be provided by a 
caterer.

• A public space like a bar or nightclub

• The space will only be open in the evenings when it has bookings. This will not be a place 
for people to come just to drink.



CITY STAFF REPORT

• The city’s two main issues are with parking and the proposed hours of operation, and 
potential noise and traffic as a result. However, they are ignoring the key features of 
the site that will ensure these are not an issue.

• In the following slides, I will address some specific issues with the staff report that 
misrepresent the project and the proposed operation.



ERRORS IN THE STAFF REPORT 
“MODIFICATION TO CUP - NOISE” PAGE 6

• “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.”

• This assumption is incorrect. All patrons will wait inside for the valet, and pick-up and drop-off 
will all be contained within the existing garage.

• “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”

• The parking is fully enclosed with four walls and a roof. It is within the building.

• “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”

• This is a private event space and it is unrealistic to expect it to operate every single day. The 
city never offered the opportunity to cap the number of events per year as a compromise.



NOISE MITIGATION

• The site has many features to help ensure noise will not spill over onto neighboring 
properties that are not mentioned or highlighted in this staff report:

• There is an interior parking lot and an alley separating the banquet hall from the 
residences.

• All pedestrians will enter and exit the site via Colorado. There will be no side entrance for 
those not coming in a personal vehicle.

• The valet will do all pick-up and drop-off inside the interior parking lot. Patrons can go
directly from the interior to the parking area, so at no time will people be congregating 
outside.

• The banquet hall is only at the front of the building, closest to Colorado. No music or 
congregating will happen in the rear 2/3 of the property.
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SITE CONTEXT

Parking entrance on Chester View from Colorado



ERRORS IN THE STAFF REPORT 
“MCUP FOR SHARED PARKING” PAGES 8-9

• Staff felt the need to reiterate that the off-site parking lot is potentially ineligible for the 
shared parking agreement, even though this issue was resolved last year.

• In addition, if this site was not appropriate for parking, staff should have made the 
applicant aware before requiring signed documents from the property owner at that lot.

• Staff led the applicant to believe that this lot was appropriate, then questioned it after he 
spent a significant amount of time and money negotiating with the lot owner.

• This lot is ideally located and is not tied to another use that would cause a conflict. The lot 
is close enough that valet operators can easily drive and walk between the sites without 
needing to use any residential streets.

• There is no evidence that the valet program would create a nuisance. We have prepared 
for pick-up and drop-off, and the lot has a large capacity that will be able to 
accommodate the demand.



ERRORS IN THE STAFF REPORT 
“MCUP FOR VALET PARKING” PAGES 9-10

• “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”

• No traffic studies were conducted. When attending a special event, patrons use valet. This isn’t a 
restaurant or nightclub. 

• “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”

• Again, no traffic studies were conducted.The parking garage alone can fit 12 cars if several 
vehicles happen to arrive at exactly the same time.

• “the garage is not fully enclosed”
• This is repeated again and it is not true. The parking is located within the original envelope of 

the building with a roof and four walls.



OTHER COMMENTS ON THE STAFF REPORT

• The request for hours until 2 a.m. within 150 feet of a residential zone isn’t entirely 
accurate. The property abuts a residential property, but the actual banquet hall space is 
about 200’ from the banquet hall doorway to the nearest residential neighbor. An entire 
building is in between the nearest resident and the banquet hall space. 

• There are only residents in the very back of the property, farthest from any music or noise 
from the venue. The parking garage will be accessed by private cars and valet only –
there will be no pedestrian activity in or out of this area.

• In addition, staff made the assumption that the neighborhood would be disturbed without 
talking to said neighbors. We submitted letters of support from the immediate neighbors 
for the project, including the 2 a.m. hours of operation. This is not mentioned anywhere in 
the staff report.



“GERAGOS HALL”
2215 E COLORADO BLVD

• There is a precedent for banquet halls 
near residential and other sensitive 
uses in the City of Pasadena.

• Geragos Hall is a mile to the east. It is 
attached to a church and abuts a school. 
There are residences across the street. 
The parking is not enclosed and abuts 
the residents.

• It can fit 400 guests, live entertainment, 
and dancing.



“IMPERIAL EVENT VENUE”
1175 N LAKE AVENUE

• Another banquet hall that is located 
within a residential area. The property 
is surrounded by residential buildings. 
There is also a church and a school 
across the street.

• Up to 400 guests, stage and dance floor.

• Very small uncovered parking lot that 
directly abuts residents.



CONCLUSIONS

• Staff led the applicant to believe that the project request was appropriate and 
acceptable prior to filing, and did not raise concerns until after a significant amount 
of time and money was invested in the process. The applicant was willing to meet 
every demand of the city, but the city was unwilling to negotiate.

• The applicant has been completely forthcoming with the local community. He 
personally introduced himself to his next door neighbors and received letters of 
support from the closest and most impacted residents.

• Staff repeatedly make false claims in the staff report, such as that the parking area is 
not enclosed.



SUPPORT FOR THE PROJECT

• As mentioned, the applicant has the support of his closest residential neighbors.
There are letters in the case file and we have callers.

• The project will bring much-needed beautification and security to the area.The
applicant will use a professional security company for all events that will bring “eyes
on the street” to an area that generally closes very early.

• The valet and parking plans are carefully designed and will ensure no cars are 
spilling onto residential areas. The applicant has a plan to contain any potential 
impacts including noise and traffic.

• This will be a community amenity. Neighbors, local organizations, and local 
businesses can all make use of this beautiful historic property.
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