CITY OF ARCADIA

Arcadia Planning Commission
Regular Meeting Agenda

Tuesday, October 24, 2023, 7:00 p.m.

Pursuant to the Americans with Disabilities Act, persons with a disability who require a disability related modification or accommodation

in order to participate in a meeting, including auxiliary aids or services, may request such modification or accommodation from Planning

Services at (626) 574-5423. Notification 48 hours prior to the meeting will enable the City to make reasonable arrangements to assure
accessibility to the meeting.
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Pursuant to the City of Arcadia’s Language Access Services Policy, limited-English proficient speakers who require translation services

in order to participate in a meeting may request the use of a volunteer or professional translator by contacting the City Clerk’s Office at
(626) 574-5455 at least 72 hours prior to the meeting.
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CALL TO ORDER
ROLL CALL

Vincent Tsoi, Chair

Marilynne Wilander, Vice Chair
David Arvizu, Commissioner
Angela Hui, Commissioner
Domenico Tallerico, Commissioner

SUPPLEMENTAL INFORMATION FROM STAFF REGARDING AGENDA ITEMS

PUBLIC COMMENTS (5 minute time limit per person)

Each speaker is limited to five (5) minutes per person, unless waived by the Planning Commission.
Under the Brown Act, the Commission or Board Members are prohibited from discussing or taking
action on any item not listed on the posted agenda.

PUBLIC HEARING

All interested persons are invited to appear at a public hearing and to provide evidence or testimony
concerning any of the proposed items set forth below for consideration. Separate and apart from
the applicant (who may speak longer at the discretion of the Commission) speakers shall be limited
to five (5) minutes per person. The applicant may additionally submit rebuttal comments, at the
discretion of the Commission.

You are hereby advised that should you desire to legally challenge in court or in an administrative
proceeding any action taken by the City Council regarding any public hearing item, you may be
limited to raising only those issues and objections you or someone else raised at the public hearing

or in written correspondence delivered to the City Council at, or prior to, the public hearing.
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1. Resolution No. 2137 — Approving Tentative Tract Map No. TTM 23-02 (82513) to subdivide
the airspace for an approved mixed-use development with four residential condominium units
and one commercial condominium unit at 405 S. 1%t Avenue
CEQA: Exempt
Recommendation: Adopt
Applicant: First Arch LLC

There is a ten day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, November
6, 2023.

2. Resolution No. 2136 — Allow a second drive-through lane and a parking modification at the
McDonald’s restaurant located at 143 East Foothill Boulevard
CEQA: Exempt
Recommendation: Adopt
Applicant: McDonalds’s Corporation

There is a ten day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, November
6, 2023.

CONSENT CALENDAR

All matters listed under the Consent Calendar are considered to be routine and can be acted on by
one roll call vote. There will be no separate discussion of these items unless members of the
Commission, staff, or the public request that specific items be removed from the Consent Calendar
for separate discussion and action.

3. Minutes of the September 12, 2023, Regular Meeting of the Planning Commission

Recommendation: Approve

MATTERS FROM CITY COUNCIL LIAISON

MATTERS FROM PLANNING COMMISSIONERS

MATTERS FROM ASSISTANT CITY ATTORNEY

MATTERS FROM STAFF INCLUDING UPCOMING AGENDA ITEMS
ADJOURNMENT

The Planning Commission will adjourn this meeting to Tuesday, November 14, 2023, at 7:00 p.m.



Welcome to the Arcadia Planning Commission Meeting!

The Planning Commission encourages public participation and invites you to share your views on City
business.

MEETINGS: Regular Meetings of the Planning Commission are held on the second and fourth Tuesdays of
each month at 7:00 p.m. in the City Council Chambers. A full Planning Commission agenda packet with all
backup information is available at City Hall, the Arcadia Public Library, and on the City’s website at
www.ArcadiaCA.gov. Copies of individual Agenda Reports are available via email upon request
(Planning@ArcadiaCA.gov). Documents distributed to a majority of the Planning Commission after the posting
of this agenda will be available for review at the Planning Services Office in City Hall, 240 W. Huntington Drive,
Arcadia, California.

CITIZEN PARTICIPATION: Your participation is welcomed and invited at all Planning Commission meetings.
Time is reserved at each regular meeting for those in the audience who wish to address the Planning
Commission. The City requests that persons addressing the Planning Commission refrain from making
personal, slanderous, profane, or disruptive remarks. When the Chair asks for those who wish to speak please
come to the podium and state your name and address for the record. Please provide a copy of any written
materials used in your address to the Planning Commission as well as a copy of any printed materials you
wish to be distributed to the Planning Commission.

MATTERS NOT ON THE AGENDA should be presented during the time designated as “PUBLIC
COMMENTS.” In general, each speaker will be given (5) minutes to address the Planning Commission;
however, the Chair, at his/her discretion, may shorten the speaking time limit to allow all speakers time to
address the Planning Commission. By State law, the Planning Commission may not discuss or vote on
items not on the agenda. The matter will automatically be referred to staff for appropriate action or
response, or will be placed on the agenda of a future meeting.

PUBLIC HEARINGS AND APPEALS are items scheduled for which public input is either required or desired.
Separate and apart from an applicant or appellant (who may speak longer at the discretion of the Planning
Commission), speakers shall be limited to (5) minutes per person. The Chair, at his/her discretion, may shorten
the speaking time limit to allow all speakers to address the Planning Commission. The applicant or appellant
may also be afforded an additional opportunity for rebuttal comments.

AGENDA ITEMS: The Agenda contains the regular order of business of the Planning Commission. Items on
the Agenda have generally been reviewed and investigated by the City Staff in advance of the meeting so that
the Planning Commission can be fully informed about a matter before making its decision.

CONSENT CALENDAR: Items listed on the Consent Calendar are considered to be routine by the Planning
Commission and may be acted upon by one motion. There will be no separate discussion on these items
unless a member of the Planning Commission, Staff, or the public so requests. In this event, the item will be
removed from the Consent Calendar and considered and acted on separately.

DECORUM: While members of the public are free to level criticism of City policies and the action(s) or
proposed action(s) of the Planning Commission or its members, members of the public may not engage in
behavior that is disruptive to the orderly conduct of the proceedings, including, but not limited to, conduct that
prevents other members of the audience from being heard when it is their opportunity to speak, or which
prevents members of the audience from hearing or seeing the proceedings. Members of the public may not
threaten any person with physical harm or act in a manner that may reasonably be interpreted as an imminent
threat of physical harm. All persons attending the meeting are expected to adhere to the City’s policy barring
harassment based upon a person’s race, religious creed, color, national origin, ancestry, physical handicap,
medical condition, marital status, gender, sexual orientation, or age. The Chief of Police, or such member or
members of the Police Department, may serve as the Sergeant-at-Arms of the Planning Commission meeting.
The Sergeant-at-Arms shall carry out all orders and instructions given by the presiding official for the purpose
of maintaining order and decorum at the meeting. Any person who violates the order and decorum of the
meeting may be placed under arrest and such person may be prosecuted under the provisions of Penal Code
Section 403 or applicable Arcadia Municipal Code section.
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STAFF REPORT

Development Services Department

DATE: October 24, 2023
TO: Honorable Chair and Planning Commission
FROM: Lisa L. Flores, Deputy Development Services Director

By: Edwin Arreola, Associate Planner

SUBJECT: RESOLUTION NO. 2137 - APPROVING TENTATIVE TRACT MAP NO.
TTM 23-02 (82513) TO SUBDIVIDE THE AIRSPACE FOR AN APPROVED
MIXED-USE DEVELOPMENT WITH FOUR RESIDENTIAL
CONDOMINIUM UNITS AND ONE COMMERCIAL CONDOMINIUM UNIT
AT 405 S. 1ST AVENUE
CEQA: Exempt
Recommendation: Adopt

SUMMARY

The Applicant, First Arch LLC, is requesting approval of Tentative Tract Map No. TTM 23-
02 (82513) to subdivide the airspace of an approved mixed-use development that
consists of 585 square feet of ground floor retail with four (4) residential condominium
units at 405 S. 15t Avenue. The mixed-use development (Minor Use Permit No. MUP 19-
01, Tentative Tract Map No. TTM 18-06, and Architectural Design Review No. ADR 16-
25) was originally approved by the Planning Commission on February 12, 2019. However,
the Tentative Tract Map approval expired on March 9, 2022, before a Final Tract Map
application could be filed.

The proposed subdivision is consistent with the City’s General Plan, Development Code
and the Subdivision Map Act. It is recommended that the Planning Commission adopt
Resolution No. 2137 (Attachment No. 1) and find that this project is Categorically Exempt
under CEQA and approve Tentative Tract Map No. TPM 23-02 (82513), subject to the
conditions listed in the staff report.
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BACKGROUND

The subject property is an 8,346 square foot, interior lot zoned Mixed Use (MU) with a
General Plan Land Use Designation of Mixed Use. The property is located on the west
side of S. 15t Avenue just south of Downtown Arcadia between Diamond Street and El
Dorado Street. The site is surrounded by commercial properties zoned Mixed-Use (MU)
to the north, south, and east. Immediately to the west there are multi-family residences
zoned R-3 — High Density Residential Zone (refer to Attachment No. 2). Minor Use Permit
No. MUP 19-01, Tentative Tract Map No. TTM 18-06, and Architectural Design Review
No. ADR 16-25 were conditionally approved by the Planning Commission on February
12, 2019 for a three-story, Contemporary-style, mixed—use development with four (4)
residential units on the upper two floors and a 585 square foot ground floor retail area
that fronts S. 18t Avenue with compliant parking for all of the uses. Each residential unit is
two-stories tall with three (3) bedrooms and three (3) bathrooms. The sizes of the
residential units range from 1,601 to 1,700 square feet — refer to Figure 1 below for the
approved site plan and Attachment No. 3 for the Approved Architectural Plans.

A building permit was issued on January 26, 2021, and construction is almost complete.
The Final Tract Map was not filed prior to the March 9, 2022 expiration date, therefore the
map expired last year. The Applicant has refiled for a Tentative Tract Map so that the four
(4) residential units and commercial unit could be sold off individually as condominiums
(refer to Attachment No. 4).

As part of the new development, a 10-foot dedication will be granted to the City for
sidewalk purposes. As a result, the size of the lot will go from 8,346 square feet to 7,796
square feet, but even at the reduced lot size, the proposed project still complies with all
the development standards and minimum density.
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F'igure 1: Approv'ed Site Plan for 405 S. 15t Avenue
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ANALYSIS

The MU zone requires a maximum density of 30 dwelling units per acre and maximum
Floor Area Ratio (FAR) of 1.0 for nonresidential development. The subject property
measures 8,346 square feet in lot area. However, as part of the Tentative Tract Map, a
10-foot dedication will be required along the property frontage, which measures
approximately 550 square feet, resulting in a new lot size of 7,796 square feet. The
approved project is required to meet the maximum density and FAR for the new lot size
after the proposed dedication is removed from the total lot area. This calculates to a
maximum density of five (5) units for the subject site and maximum FAR of 7,796 square
feet for nonresidential development; therefore, the approved four (4) residential units and
585 square foot retail space complies with the maximum density requirements and FAR
of the underlying MU zone.

There have been no changes to the approved project, applicable standards, or
environmental setting of the project that would negate its eligibility to be subdivided into
airspace for condominiums. Approval of the tentative tract map will allow the applicant to
move forward with the subdivision process to create the airspace for the four (4)
residential condominium units and the commercial condominium unit. The proposed
subdivision complies with the subdivision regulations of the Arcadia Municipal Code and
the State Subdivision Map Act. The proposed mixed-use condominium development will
be consistent with the City’s General Plan, Development and Subdivision Codes, and the
State Subdivision Map Act. The proposed plans were reviewed by the various City
Departments, and all City requirements shall be complied with to the satisfaction of the
Building Official, City Engineer, Deputy Development Services Director, Fire Marshal, and
Public Works Services Director, or their respective designees.

FINDINGS

Tentative Tract Map

The proposal to subdivide the airspace for the approved mixed-use condominium
development requires that it be subdivided through the Tentative Tract Map process —
see Attachment No. 4 for Tentative Tract Map No. TTM 23-02 (82513). The proposed
subdivision complies with the subdivision regulations of the Arcadia Municipal Code and
the State Subdivision Map Act, and the California Regional Water Quality Control Board
requirements. The following findings are required for approval of a Tentative Tract Map:

A. The proposed map, subdivision design, and improvements are consistent
with the General Plan, any applicable specific plan, and the Subdivisions
Division of the Development Code.

Facts in Support of the Finding: The proposed map and subdivision design are
in conformance with all of the provisions under the Subdivision Division of the
Development Code. The site is physically suitable for the type of development and
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the approved development and proposed subdivision are consistent with the
character of the commercial corridor along S. 15t Avenue and the multifamily
residences to the west of this site. Thus, approval of the subdivision of the mixed-
use development is consistent with the Mixed-Use General Plan Land Use
Designation and the Mixed-use (MU) zoning of the site.

B. The site is physically suitable for the type and proposed density of
development.

Facts in Support of the Finding: The site was found to be physically suitable for
the mixed-use development when it was approved under Architectural Design
Review No. ADR 16-25. The Mixed Use (MU) zone allows both residential and
commercial uses on the site. Both uses would be in compliance with the
underlining density and maximum floor area ratio requirements. The mixed-use
development is also in compliance with the applicable development standards.
There are no physical impediments to the development of this site for residential
and commercial condominium development.

C. The design of the subdivision and the proposed improvements are not likely
to cause substantial environmental damage or substantially and avoidably
injure fish or wildlife or their habitat.

Facts in Support of the Finding: The proposed tentative tract map is for a
subdivision of an infill site. There is no protected aquatic or wildlife habitat on the
subject property. Therefore, the subdivision of the lot will not cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their
habitat.

D. The design of the subdivision or type of improvements is not likely to cause
serious public health or safety problems.

Facts in Support of the Finding: The proposed subdivision is for condominium
purposes. No portion of the land will be physically subdivided. The construction of
the mixed-use project will meet all Building and Fire Codes, all other applicable
regulations, and will not cause any public health or safety problems. Therefore, the
subdivision will not cause any serious public health or safety problems.

E. The design of the subdivision or the type of improvements will not conflict
with easements acquired by the public at large for access through or use of,
property within the proposed subdivision (This finding shall apply only to
easements of record or to easements established by judgement of a court of
competent jurisdiction and no authority is hereby granted to a legislative
body to determine that the public at large has acquired easements for access
through or use of property within the proposed subdivision).
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Facts in Support of the Finding: The site design, subdivision, and all proposed
on-site and off-site improvements will not conflict with easements acquired by the
public at large for access through or use of, property within the proposed
subdivision. Moreover, a 10 feet dedication shall be provided to the City of Arcadia
for proper utilization of the parkway area for utilities and pedestrian access. Based
on the tentative tract map, there are no such easements on the subject property.

F. The discharge of sewage from the proposed subdivision into the community
sewer system will not result in violation of existing requirements specified
by the California Regional Water Quality Control Board.

Facts in Support of the Finding: The Arcadia Public Works Services Department
determined that the City’s existing infrastructure will adequately serve the
development, and the requirements of the California Regional Water Quality
Control Board will be satisfied.

G. That the proposed design and site improvements of the subdivision conform
to the regulations of this Development Code and the regulations of any
public agency having jurisdiction by law.

Facts in Support of the Finding: The proposed subdivision complies with the
density requirements of the City’s Development Code, and any improvements
required for the site and each unit will comply with the regulations in the City’s
Development Code.

ENVIRONMENTAL ANALYSIS

It has been determined that the subdivision will consist of four of fewer parcels; will comply
with the General Plan and subject zoning, will not require any variances or exceptions;
access and services to proposed parcels will be maintained; the parcel has not been
involved in the division of a larger parcel within the past two (2) years, and the parcel
does not have an average slope of greater than 20 percent. Therefore, the subdivision is
exempt under Class 15 (Minor Land Divisions) pursuant to Section 15315 of the State
California Environmental Quality Act (CEQA) Guidelines. Refer to Attachment No. 5 for
the Preliminary Exemption Assessment.

PUBLIC COMMENTS/NOTICE

A public hearing notice for this item was posted at the City Clerk’s Office, City Council
Chambers, at the Arcadia Library, and on the City’s website on October 12, 2023. It was
also mailed to the property owners located within 300 feet of the subject property. As of
October 19, 2023, no comments were received regarding this project.
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RECOMMENDATION

It is recommended that the Planning Commission conditionally approve Tentative Tract
Map No. 23-02 (82513) and find that the Map is Categorically Exempt from the California
Environmental Quality Act (CEQA), and adopt Resolution No. 2137, subject to the
following conditions of approval:

1.

The Map shall be developed and maintained by the Applicant/Property Owner in a
manner that is consistent with the plans submitted and conditionally approved for
Tentative Tract Map No. TTM 23-02 (82513) subject to the approval of the Deputy
Development Services Director, or designee.

Prior to approval of the Final Map, the Applicant/Property Owner shall either construct
or post security for all public improvements shown on the Tentative Tract Map and the
following item(s):

e Remove and replace existing sidewalk, curb, and gutter along S. 15t Avenue
from property line to property line.

e Construct a new driveway approach per City Standard plan.

e A 10’-0” wide dedication from property line to property line along S. First
Avenue shall be granted to the City of Arcadia for sidewalk purposes to
create a 40’-0” wide right of way measured from the centerline of the street.
The entire 10’-0” wide parkway shall be sidewalk. Any proposed private
sewer and drainage structures shall be placed on property behind the newly
established property line.

The Applicant/Property Owner shall be required to pay a $100 Map fee and $25 Final
Map Approval fee prior to the approval of the Tract Map.

Prior to occupancy, the Applicant/Property Owner shall repair any damages caused
by the development to the asphalt street frontages from property line to property line
including but not limited to trench cuts and construction traffic, per the direction of the
City Engineer. If the street is under the City’s pavement moratorium list, the repair may
extend from curb to curb, per the direction of the City Engineer.

The Applicant/Property Owner shall comply with all conditions of approval that are
applicable, as approved by the Development Services Department for the previously
approved Minor Use Permit No. MUP 19-01 and Architectural Design Review No. ADR
16-25.

The Applicant/Property Owner shall comply with all City requirements regarding
building safety, fire prevention, detection, suppression, emergency access, public
right-of-way improvements, parking, water supply and water facilities, sewer facilities,
trash reduction and recycling requirements, and National Pollutant Discharge
Elimination System (NPDES) measures to the satisfaction of the Building Official, Fire
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Marshal, Public Works Services Director, and Deputy Development Services Director,
or their respective designees. Compliance with these requirements is to be
determined by having fully detailed construction plans submitted for plan check review
and approval by the foregoing City officials and employees.

7. To the maximum extent permitted by law, Applicant must defend, indemnify, and hold
the City, any departments, agencies, divisions, boards, and/or commissions of the
City, and its elected officials, officers, contractors serving as City officials, agents,
employees, and attorneys of the City (“Indemnitees”) harmless from liability for
damages and/or claims, actions, or proceedings for damages for personal injuries,
including death, and claims for property damage, and with respect to all other actions
and liabilities for damages caused or alleged to have been caused by reason of the
Applicant’s activities in connection with Tentative Parcel Map Application No. TTM 23-
02 (82513) (“Map”) on the Map site, and which may arise from the direct or indirect
operations of the Applicant or those of the Applicant’s contractors, agents, tenants,
employees or any other persons acting on Applicant’s behalf, which relate to the
development and/or construction of the Map. This indemnity provision applies to all
damages and claims, actions, or proceedings for damages, as described above,
regardless of whether the City prepared, supplied, or approved the plans,
specifications, or other documents for the Map.

In the event of any legal action challenging the validity, applicability, or interpretation
of any provision of this approval, or any other supporting document relating to the
Map, the City will notify the Applicant of the claim, action, or proceedings and will
cooperate in the defense of the matter. The Applicant must indemnify, defend and
hold harmless the Indemnitees, and each of them, with respect to all liability, costs
and expenses incurred by, and/or awarded against, the City or any of the Indemnitees
in relation to such action. Within 15 days’ notice from the City of any such action, the
Applicant shall provide to the City a cash deposit to cover legal fees, costs, and
expenses incurred by City in connection with defense of any legal action in an initial
amount to be reasonably determined by the City Attorney. The City may draw funds
from the deposit for such fees, costs, and expenses. Within 5 business days of each
and every notice from City that the deposit has fallen below the initial amount,
Applicant/Property Owner shall replenish the deposit each and every time in order for
City’s legal team to continue working on the matter. The City shall only refund to the
Applicant/Property Owner any unexpended funds from the deposit within 30 days of:
(i) a final, non-appealable decision by a court of competent jurisdiction resolving the
legal action; or (ii) full and complete settlement of legal action. The City shall have the
right to select legal counsel of its choice. The parties hereby agree to cooperate in
defending such action. The City will not voluntarily assist in any such third-party
challenge(s). In consideration for approval of the Map, this condition shall remain in
effect if the entitlement(s) related to this Map is rescinded or revoked, at the request
of the Applicant or not.
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8. Approval of Tentative Tract Map No. TTM 23-02 (82513) shall not be in effect unless
the Property Owner and Applicant have executed and filed the Acceptance Form with
the City on or before 30 calendar days after the Planning Commission has adopted
the Resolution. The executed Acceptance Form submitted to the Development
Services Department is to indicate awareness and acceptance of the conditions of
approval.

PLANNING COMMISSION ACTION

Approval

If the Planning Commission intends to approve this subdivision, the Commission should
move to approve Tentative Tract Map No. TTM 22-03 (82513), state the subdivision
satisfies the requisite findings, and adopt the attached Resolution No. 2137 that
incorporates the requisite environmental, subdivision review findings, and the conditions
of approval as presented in this staff report, or as modified by the Commission.

Denial

If the Planning Commission intends to deny this subdivision, the Commission should state
the specific findings that the subdivision does not satisfy based on the evidence presented
with specific reasons for denial and move to deny Tentative Tract Map No. TTM 22-03
(82513) and direct staff to prepare a resolution for adoption at the next meeting that
incorporates the Commission’s decision and specific findings.

If any Planning Commissioner, or other interested party has any questions or comments
regarding this matter prior to the October 24, 2023, Planning Commission Meeting, please
contact  Associate Planner, Edwin  Arreola, at (626)-821-4334, or
earreola@ArcadiaCA.com.

Approved:

Lisa L. Flores
Deputy Development Services Director

Attachment No.
Attachment No.

Resolution No. 2137

Aerial Photo with Zoning Information
Attachment No. Approved Architectural Plans
Attachment No. Tentative Tract Map 23-02 (82513)
Attachment No. 5 Preliminary Exemption Assessment
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Attachment No. 1

Resolution No. 2137
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RESOLUTION NO. 2137

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF ARCADIA, CALIFORNIA, APPROVING TENTATIVE TRACT
MAP NO. TTM 23-02 (82513) TO SUBDIVIDE THE AIRSPACE FOR
AN APPROVED MIXED-USE DEVELOPMENT WITH FOUR
RESIDENTIAL CONDOMINIUM UNITS AND ONE COMMERCIAL
CONDOMINIUM UNIT AT 405 S. 1ST AVENUE

WHEREAS, on June 13, 2023, an application for Tentative Tract Map No. TTM 23-
02 (82513) (“Map”) was filed by First Arch LLC to subdivide the airspace of a mixed-use
development approved under Architectural Design Review No. ADR 16-09 and Minor Use
Permit No. MUP 19-01 that consists of 585 square feet of ground floor retail with four (4)
residential condominium units at 405 S. 15t Avenue after approval of Tentative Tract Map
No. TTM 18-06 (82513) subdividing the airspace of the mixed-use development expired
on March 9, 2022; and

WHEREAS, on October 5, 2023, Planning Services completed an environmental
assessment for the Map in accordance with the California Environmental Quality Act
(“CEQA”), and recommends that the Planning Commission determine the Map is exempt
under CEQA per Section 15315, Class 15 of the CEQA Guidelines because the Map is
considered a Minor Land Division; and

WHEREAS, on October 24, 2023, a duly-noticed public hearing was held before
the Planning Commission on said Map, at which time all interested persons were given
full opportunity to be heard and to present evidence.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
ARCADIA HEREBY RESOLVES AS FOLLOWS:

SECTION 1. The factual data submitted by the Community Development Division

in the staff report dated October 24, 2023, are true and correct.
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SECTION 2. This Commission finds, based upon the entire record:

A. The proposed map, subdivision design, and improvements are consistent with
the General Plan, any applicable specific plan, and the Subdivisions Division of the
Development Code:

FACT: The proposed map and subdivision design are in conformance with all of
the provisions under the Subdivision Division of the Development Code. The site is
physically suitable for the type of development and the approved development and
proposed subdivision are consistent with the character of the commercial corridor along
S. 18t Avenue and the multifamily residences to the west of this site. Thus, approval of the
subdivision of the mixed-use development is consistent with the Mixed-Use General Plan
Land Use Designation and the Mixed-use (MU) zoning of the site.

B. The site is physically suitable for the type and proposed density of
development:

FACT: The site was found to be physically suitable for the mixed-use
development when it was approved under Architectural Design Review No. ADR 16-25.
The Mixed Use (MU) zone allows both residential and commercial uses on the site. Both
uses would be in compliance with the underlining density and maximum floor area ratio
requirements. The mixed-use development is also in compliance with the applicable
development standards. There are no physical impediments to the development of this
site for residential and commercial condominium development.

C. The design of the subdivision and the proposed improvements are not likely to
cause substantial environmental damage or substantially and avoidably injure fish or

wildlife or their habitat:
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FACT: The proposed tentative tract map is for a subdivision of an infill site. There
is no protected aquatic or wildlife habitat on the subject property. Therefore, the
subdivision of the lot will not cause substantial environmental damage or substantially
and avoidably injure fish or wildlife or their habitat.

D. The design of the subdivision or type of improvements is not likely to cause
serious public health or safety problems:

FACT: The proposed subdivision is for condominium purposes. No portion of the
land will be physically subdivided. The construction of the mixed-use project will meet all
Building and Fire Codes, all other applicable regulations, and will not cause any public
health or safety problems. Therefore, the subdivision will not cause any serious public
health or safety problems.

E. The design of the subdivision or the type of improvements will not conflict with
easements acquired by the public at large for access through or use of, property within
the proposed subdivision (This finding shall apply only to easements of record or to
easements established by judgement of a court of competent jurisdiction and no authority
is hereby granted to the review authority to determine that the public at large has acquired
easements for access through or use of property within the proposed subdivision):

FACT: The site design, subdivision, and all proposed on-site and off-site
improvements will not conflict with easements acquired by the public at large for access
through or use of, property within the proposed subdivision. Moreover, a 10 feet
dedication shall be provided to the City of Arcadia for proper utilization of the parkway
area for utilities and pedestrian access. Based on the tentative tract map, there are no

such easements on the subject property.
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F. The discharge of sewage from the proposed subdivision into the community
sewer system will not result in violation of existing requirements specified by the California
Regional Water Quality Control Board:

FACT: The Arcadia Public Works Services Department determined that the City’s
existing infrastructure will adequately serve the development, and the requirements of the
California Regional Water Quality Control Board will be satisfied.

G. That the proposed design and site improvements of the subdivision conform to
the regulations of this Development Code and the regulations of any public agency having
jurisdiction by law:

FACT: The proposed subdivision complies with the density requirements of the
City’s Development Code, and any improvements required for the site and each unit will
comply with the regulations in the City’s Development Code.

SECTION 3. Pursuant to the provisions of the California Environmental Quality
Act (“CEQA”), this Map is a Class 15 Categorical Exemption as a minor land division per
Section 15315 of the CEQA Guidelines.

SECTION 4. For the foregoing reasons the Planning Commission determines
that the Map is Categorically Exempt under the California Environmental Quality Act
(“CEQA”) Section 15315, Class 15, and approves Tentative Tract Map No. 23-02 (82513)
to subdivide the airspace of an approved mixed-use development that consists of 585
square feet of ground floor retail with four (4) residential condominium units at 405 S. 1st
Avenue, subject to the conditions of approval attached hereto.

SECTION 5. The Secretary shall certify to the adoption of this Resolution.
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Passed, approved, and adopted this 24th day of October 2023.

ATTEST:

Lisa L. Flores
Secretary

APPROVED AS TO FORM:

Al

Michael J. Maurer
City Attorney

24347.00004\41737283.1

Vincent Tsoi
Chair, Planning Commission
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RESOLUTION NO. 2137

Conditions of Approval

1. The Map shall be developed and maintained by the Applicant/Property Owner in a
manner that is consistent with the plans submitted and conditionally approved for
Tentative Tract Map No. TTM 23-02 (82513) subject to the approval of the Deputy
Development Services Director, or designee.

2. Prior to approval of the Final Map, the Applicant/Property Owner shall either construct
or post security for all public improvements shown on the Tentative Tract Map and the
following item(s):

e Remove and replace existing sidewalk, curb, and gutter along S. 1st
Avenue from property line to property line.

e Construct a new driveway approach per City Standard plan.

e A 10’-0” wide dedication from property line to property line along S. First
Avenue shall be granted to the City of Arcadia for sidewalk purposes to
create a 40’-0” wide right of way measured from the centerline of the street.
The entire 10’-0” wide parkway shall be sidewalk. Any proposed private
sewer and drainage structures shall be placed on property behind the newly
established property line.

3. The Applicant/Property Owner shall be required to pay a $100 Map fee and $25 Final
Map Approval fee prior to the approval of the Tract Map.

4. Prior to occupancy, the Applicant/Property Owner shall repair any damages caused
by the development to the asphalt street frontages from property line to property line
including but not limited to trench cuts and construction traffic, per the direction of the
City Engineer. If the street is under the City’s pavement moratorium list, the repair may
extend from curb to curb, per the direction of the City Engineer.

5. The Applicant/Property Owner shall comply with all conditions of approval that are
applicable, as approved by the Development Services Department for the previously
approved Minor Use Permit No. MUP 19-01 and Architectural Design Review No. ADR
16-25.

6. The Applicant/Property Owner shall comply with all City requirements regarding
building safety, fire prevention, detection, suppression, emergency access, public
right-of-way improvements, parking, water supply and water facilities, sewer facilities,
trash reduction and recycling requirements, and National Pollutant Discharge
Elimination System (NPDES) measures to the satisfaction of the Building Official, Fire
Marshal, Public Works Services Director, and Deputy Development Services Director,
or their respective designees. Compliance with these requirements is to be
determined by having fully detailed construction plans submitted for plan check review
and approval by the foregoing City officials and employees.

24347.00004\41737283.1
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7. To the maximum extent permitted by law, Applicant must defend, indemnify, and hold
the City, any departments, agencies, divisions, boards, and/or commissions of the
City, and its elected officials, officers, contractors serving as City officials, agents,
employees, and attorneys of the City (“Indemnitees”) harmless from liability for
damages and/or claims, actions, or proceedings for damages for personal injuries,
including death, and claims for property damage, and with respect to all other actions
and liabilities for damages caused or alleged to have been caused by reason of the
Applicant’s activities in connection with Tentative Parcel Map Application No. TTM 23-
02 (82513) (“Map”) on the Map site, and which may arise from the direct or indirect
operations of the Applicant or those of the Applicant’s contractors, agents, tenants,
employees or any other persons acting on Applicant’s behalf, which relate to the
development and/or construction of the Map. This indemnity provision applies to all
damages and claims, actions, or proceedings for damages, as described above,
regardless of whether the City prepared, supplied, or approved the plans,
specifications, or other documents for the Map.

In the event of any legal action challenging the validity, applicability, or interpretation
of any provision of this approval, or any other supporting document relating to the
Map, the City will notify the Applicant of the claim, action, or proceedings and will
cooperate in the defense of the matter. The Applicant must indemnify, defend and
hold harmless the Indemnitees, and each of them, with respect to all liability, costs
and expenses incurred by, and/or awarded against, the City or any of the Indemnitees
in relation to such action. Within 15 days’ notice from the City of any such action, the
Applicant shall provide to the City a cash deposit to cover legal fees, costs, and
expenses incurred by City in connection with defense of any legal action in an initial
amount to be reasonably determined by the City Attorney. The City may draw funds
from the deposit for such fees, costs, and expenses. Within 5 business days of each
and every notice from City that the deposit has fallen below the initial amount,
Applicant/Property Owner shall replenish the deposit each and every time in order for
City’s legal team to continue working on the matter. The City shall only refund to the
Applicant/Property Owner any unexpended funds from the deposit within 30 days of:
(i) a final, non-appealable decision by a court of competent jurisdiction resolving the
legal action; or (ii) full and complete settlement of legal action. The City shall have the
right to select legal counsel of its choice. The parties hereby agree to cooperate in
defending such action. The City will not voluntarily assist in any such third-party
challenge(s). In consideration for approval of the Map, this condition shall remain in
effect if the entitlement(s) related to this Map is rescinded or revoked, at the request
of the Applicant or not.

8. Approval of Tentative Tract Map No. TTM 23-02 (82513) shall not be in effect unless
the Property Owner and Applicant have executed and filed the Acceptance Form with
the City on or before 30 calendar days after the Planning Commission has adopted
the Resolution. The executed Acceptance Form submitted to the Development
Services Department is to indicate awareness and acceptance of the conditions of
approval.
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Attachment No. 2

Aerial Photo and Zoning Information and
Photos of the Subject Property

Attachment No. 2
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Parcel Number:  5779-001-019

SiteAddress:r o 45 S 1ST AVE

Property Owner(s): Property Owner

Property Characteristics

_ W LIy
Zoning: MU TR [REES
General Plan: MU T

Lot Area (sq ft):

Main Structure / Unit (sq. ft.): 896
Year Built: 1925
Number of Units: 0

Overlays

Architectural Design Overlay: N/A

Downtown Overlay: N/A

Downtown Parking Overlay: Yes

Parking Overlay: N/A

Racetrack Event Overlay: N/A

Residential Flex Overlay: N/A [y |

SpeCial Height overlay: N/A Parcel location within City of Arcadia 0
This map is a user generated static output from an Internet mapping site and is for Report generated 19-Oct-2023

reference only. Data layers that appear on this map may or may not be accurate, current,

or otherwise reliable. Page 1 of 1
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Attachment No. 3

Approved Architectural Plans

Attachment No. 3



FIRST AVE MIXED USE

405 S. FIRST AVE
ARCADIA, CA 91006

PROJECT SUMMARY PARTICIPANTS
AooRESS 405 . FIRST AVE oner
CrEAE Do ssoeutes
ARCADIA, CA 91006 501 S. FIRST AVE 17528 £ ROWLAND STREET
ASSESSOR'S PARCEL NO. 5773-001-019 RN oo WU, G 31348
LeGaL oEscmeTON.  LOT 19 I aLock 87 FO ei 3
i SANTA ANTA THAGT, e
N iy 00, ‘Coonry o
(05 Anceres, STATE "
CACEORIA s PER e ntcomd o
e
OF wscm_mzous RECORDS OV L
05 'ANGELES COUNTY: EALFORNA e 0 a0

208 nu
(o7 ARER: 151-9" X 55'-0° = 8,342.95 SF. = 0.19 ACRES

8,346.25 SF. - 550 SF. DEDICATION =_7796.25 SF.
PROPOSED USE: MIXED OFFICE AND RESIDENTIAL

TYPE OF CONSTRUCTION: TYPE V-8
OCCUPANCY GROUP:  R-2/8

DESCRIPTION OF WORK. DEMOUISH THE EXISTING

AND 4 2-STOREY
MULTI-FAMILY UNITS ABOVE

RESIDENTIAL AX ALLOWED PROPOSED

Lot 30 UNITS PER ACRE 4 uNTs.
3040.17 ACRES = 5.1

FaR: MAX ALLOWED

10 0102
(FOR NON RESIDENTAL USES) (585 SiF. OFFICE)

BUILDING HEIGHT: MAX_ALLOWED PROPOSED
0 3 STORES © 40'-0"
SETBACKS:
. fEo._
FRONT (EAST)
SIDE (NORTH
SIDE (SOUTH
REAR (WEST)

PRIVATE OPEN SPACE FOR MIXED-USE RESIDENTIAL:
an

REQ.
uNIr A 100 SF.
UNIT B 100 SF.
UNT © 100 SF.
UNT © 100 S¥.
PARKING:
VEHICULAR PARKING BSOS 10 sPaces
15 SPACES/UNIT x & UNITS = 6 SPACES
1 edeer £ om:s « 4 ONTS = 7 spaces
/200 85 SF. RETAL = 3 P
BICYCLE PARKING REQURED - 3 seaces
2 PER UNIT MIN. 2 SPAGES =73 seaces
PROVIDED. 9 SPACES
RESIDENTIAL 6 SPACES.
SUEST/Conmercin space
ACCESSIBLE 1 seace
BICYCLE PARKING 3 sPace
S NOTE 2

B oROuED TROUH Tk REU D COMEACA Sxr

o mn) 19 9302

oo .. S—

SHEET INDEX

2s-10
100

1 SITE PUN & PROVECT SUMVARY
SuRv

PROPOSED FLOGR PLNS
A-102 | PROPOSED TRD PLOOR PLAK & ROOF PLAN
A-201 ELEAT

Mo coon :L:vmons

A-301  RENDERIG:

ATI01 WhDow aiD 0008 ScHEDULE

L1 RRGATON PLAN

2 PTG P

CODE SUMMARY

LANDSCAPE: MIN. REQ. PROPOSED
474 SF. (10% OF PARKING LOT) 82 SF.
FLOOR AREA BREAKDOWN:
GROUNDFLOOR _ISTFOOR _ 2NDFIOOR _ OPEN SPACE | TOTALUVING AREA

Rei sassr sass
A soas. 85k s, Lewss,
ire s s, w05+, Lease
wire a5, s, 1055, L0nsF
o s, s, s, 17855,
Tora ssse asesE zonse smsw 185,
COMMONAREA  BISSF 7685, 155

*OPEN SPACE REQUREMENT: MN, 100 S PER UNT

AL WoRK
EISEUTNG AND COWPLETHG TS CONTRACT
PROVISONS SPECIT

INCLUBING, BUT KT

CoupLy win

CERTANIC T AND AL WAIERALS SUPPUED rOR
NS 0wt AL
GOVERNING WORK

D N THE CONTRALT DGCUNENT

REGULATIONS AND ORDIANCE
NECESSARLY LMITED. T0 THOSE OF:

€ s,

2015 CAUIFORNIA BULDING CODE (cBC)

2016 CAUFORNI FIRE CODE (FC)
2016 CALIFORNI ELECTRIC CODE (GEC)
2016 CALFORNI PLUMBING CODE (GPC)
AND LOCAL AMENDHENTS

SUBMITTAL NOTES

T

THE ARCHTECT OR ENGINEER OF RECORD SALL SUBMIT COMPLETE

MENTS AND SHALL
WITH.THE NOTATION THAT SAD DOCUMENTS MAVE BEEN. REVIEW
oy MANCE WK

REQUIR

o ED PORTION OF PERMT SHALL BE INSTALLED i

3
APPROVAL FROM BULDING OFFICAL HAS.
DITIONAL PLAN CHECK ANO/OR PERMIT FEES MAY BE DUE TO

ORELRRES v

INTIAL PLAN REVIEW BY THE BULDING DEPARTWENT WAY TAKE 30
oars.

A SEPARATE PERMIT IS REQUIRED FOR DEMOLITION.

FIRE SPRINKLERS SHALL BE SUBMITIED UNDER SEPARATE PLANS
AND FERMITIED &Y OTHERS.

SEPATATE PERMT SUL R oE OSTANED oW
ARCADA PUBLIC WORKS DEPARTUENT FRIOR T PLACFUENT OF ANY
CONSTAUCTON WATERALS OR EQUPENT N T0E. PUBLC WAY

"PROJECT

VICINITY MAP
( : g ~—'€n 9

DRAWING SYMBOLS

L A\ o oo o e sne

— o o S,
OWG. " NG = COMG NUUBER WHERE SECTON 1S ORANN.
o oM oo

o ——
DG uc < DeANNG MMBER WHERE SECTON 15 DY

o o - ok wmee:
Q A A5
B9 MO = SKUOITAL APMAMERK DESEARTON
O Dus ~ DRANNG WNBER WHERE SICTON 15 ORI
e oy e
) HIRIEE,
e Sl e 5
T T e e ece

NDOAGR AT ELEVATON
272 oy s

WL TE aocnR
10 = ST APHMAGRS. (ESCWION

e e

o O OGRS

O SIQUNI. KPHARC DSSOWION

O = STUDIK ASHHARSE. (SN
. EupuBa poOTRER

M0 NG SO, APMNERE IESTNION

0008 omER
MG ST APNNGC SN

W Whon e om
N = SEUH APRNCRC (ESCWION

A Roou DOTRER
O RGN N W o
101 SN KPRAGEC DESEMTOH

oK L WOCKTOR

NSHED FLOGR ELOWION HDCATOR
S 90 RO PN

DATUM UNE D MOCAGR
(SECT0 Mo W)

RvSON wOCAR

vaw@ i

SITE PLAN KEYNOTES

8]
B
o]
8]
O}
o]
6]
)
@
=}

SITE ENTR, UNABLE T0 ADD GATE ELEMENT PER CITY'S REQUEST DUE TO
CONSTRANS SET BY SOUTHERN CAUFORNIA EDISON ON ACCESS. T0. TRANSFORMERS.

MU WAL - ANGELUS BLOCK
LS PRTLRSIEE T PDEL BLOCK SNE ELOCK ~ RUNNNG 0ND B

CONCRETE DRVE WAY BACKFLOW PREVENTER

STANDARD PARKING 920"

5

STREET CENTER UNE

2ND FLOOR OUTLNE CONCRETE. WHEEL STOP.

PROPERIY LNE SCE TRANSFORMER PAD

EXISTING CMUJ BLOCK WALL ALONG PROPERTY LINE
OF ADUCENT LOT 10 BE REPANTED AND REPARED

SCREENED A/C UNT

AL BOXES

TRASH ENCLOSURE SEE A-101
FOR DETALS.

4ocEsSB PARNG 12:08"
W/ 5w

STRUCTURAL COLUMNS

NOTE REMOVED
NOTE RENOVED
SHORT TERM BICYCLE RACK

5 s P 5 o
e T e | ]
o E
y' T ¥ T [
el | T
Gk o el 0
(TYP) ag ‘E
i b R
» g
==l =
jihes
.
3 |
H } -
! i
-
|
i =
i i
[
] i ()
— o)
= 3 i
7
u-% ' {u]
H
]
e _—
3
3 0
@ ; o
B — = =
= =
C=s s
H = EIGHBORING
£xsTING i GLONG
NEIGHBORING !
BUILDING %) ;
> s Lok 9
. ! R
e | B
" L - &
¥
= e [ oo kN
——— =
s T = e
P T 1
of |
L |
g;g
_ S 1ST AVE _ _ _

SITE PLAN
e -t o Q)

CD/A

CREATIVE DESIGN
ASSOCIATES
InterorDosign. Panning

17528 vl
oot A
L e——

Proact
FIRST AVE
MIXED USE

ass mstae
arcR0u cA i

Cient

FIRSTARCH LLC

P
Aok cazns

Drawing Tite
SITEPLAN &
PROJECT SUMMARY

COA Project o, 170
ot

:A-mtly
ors

5
Pian Ghac o
Revisio

Diawingte

AS-101

26



EX. ONE STOREY HOUSE

30

EX. TWO STOREY BUILDING

V7
B2

SIDEWALK

7 |
|
#H CBWA 2
| 4H CBWA2'H W FENCE CouzH W FENCE
| - (158,90
() 151.75"
e — = —
(158.19) 4| 98 il
| s [T
re»cs\}«" CONC.
—
Thin. T
]
2
2 157.87)
&
g
8
& (57.50)
2
s (5240 conc
[}

EX. ONE STOREY HOUSE

F= (459, 62

ASPH DWY

T

T

(158.13)

WALKWAY WALKWAY
e s )

st 10 G157.28) 51, 79)
| N 89'59'45" W 151.76"
‘ ass.57) wss.20
| &'H caw GH o EX. TWO STOREY BUILDING
I

/4

|

LT LS 3641
T DRAN HOLE
(155,35

STREET

Teass. 1)
VR0
I (457.90)
g
S
18
|
30" ————=
‘ TC(457. 70)
57,2
N 0
I'e
FiE
15
8
8
=

Te(57. 67)
FL(157.01)

|
55),
%/\ LT RCE 25255

|
I
I, reast.sn
£FL(156.69)

VAY 4

|
1

4 SURVEY
S e —_‘qi

CD/A

CREATIVE DESIGN
ASSOCIATES
Vecare. ntoor Dosign. Planing

T esmanon

Famnine
T Ty
Cry of sy CAOTAG
e

[ ——

FIRST AVE
MIXED USE

ass st
ARCADA CA 5

Cient

FIRST ARCH LLC

18 PRSTAVE 3
AFCAON CASS

Drawing Title

SURVEY

COAPIsjectNo 120
Oate: wRLE S

orawing e

A-100

27



CD/A

CREATIVE DESIGN

LANDSCAPE F smasn

zr
o

SO HRZOATL

71 :

» L9)
0R FoOTG DETAL T T T r | proect
g jj—‘ H & FIRST AVE
@\ TRASH ENCLOSURE WALL SECTION I & s | i o] | & MIXED USE
ScRrRT I ‘"E] i (e !
RENFORCED CONCRETE SUAB o 7|z ;o bt
cmone e z | 513 I
£ [ z ] ®
( s I BE0F] - & | it
| AT ALL EDOE — ! 0 vhol 1o = FIRST ARCH LLC
I ,mﬂg B 72 S = ! o o s ko Sw e
79" o | B 1 b
m &l e Sz v H
1 2 e i s A o
2 \\ i gty ' o = ARCA0N cAv
i 2
e | D H
OR 1Y STANOARDS ' = H
A 347 18" OC. b ! N H fr=—s-
#4 CONTIVUOUS EACH SO ® , % = : i 1
g 3 .
SECTION AT PAVEMENT 5 i g‘ el 5 L H :
CALE NTS & = B 5 .
’ ! i g _@ = = . }
e a %;7 £l @ @ ; “ ¥ @
smanc s ¥ = -

R

2 i, s oy

1
1

e

]
e | PR
- ]

]
Elea=lE]a

ez s

e s PROPOSED
BOTHSDES MO R RALLENT @ FLOOR PLANS

SLIDE BOLT LATCH DETAIL |
SRENTS

Coupsjacina
Date. wRLm s

200

o
e

rava 3y
oo Plan Check Ko

T @ . |

F— oo
oneaar

w00t

1ST AVE.

e

Rk T e

e
J [ o

g o oS
By ZoRNOCGETE

CANE BOLT DETAIL FRONT ELEVATION SECOND FLOOR PLAN GROUND FLOOR PLAN
SRENTS (A sz e Sone e

W

Drawingin

A-101

28



ROOF KEYNOTES
€ row e (s o
I e A 5o .
(ICC-£S REPORT §: £SR~2532) 130" 37t L
B S ey S CREATIVE DESIGN
E-- % e o st i ASSOCIATES
P o,
i prevobn
[R3 puenper (st eLewanon ros weHT) F gamsa@
1 1 e St
o 10 i it ox i v
B e o I ook o
8 roor access 1 % ' \ |
I
Soey 1 [-——— oOPENTOBELOW —
[Clp e ep—— I | orENTOBELOW
[ croer '
i
s i 3 — Broject
R , . v g ol FIRST AVE
- ] i 4 MIXED USE
1
i " " - p—
i | k4 i " s
| L Sl :
{ % o & ui Ny crien
t \g H 3| E FIRST ARCH LLC
! H Pa e
H LT | i l sxosoou
&l & [
| : | J
' ! = = fiens -
[ g T = s msTAE
' = I M-
, ol 0] S
ROOF NOTES | | 4 l 8 (.. [
z 8 e e i
A o0 cowscnon o oG Sl s G 5 ! ] . i £
PER CALIFORNiA 2013 BUILDING CODE. I s =t %) N il
2. FLASH AND COUNTER FLASH AROUND ROOF PENETRATIONS AS REQUIRED. 4 g 5 5 ) : 5 %)
5. INSTAL ROOFHG WATERIALS N ACCORDAICE WITH ALL MANUFACTURER'S H E ® " #
WRITTEN SPECIFICATIONS. AND. RECOMMENDATIONS. p I z Off  Joeomo T >
I N <
4 FOR LOCATIONS OF PARAPET BRACINGS, SEE STRUCTURAL DRAWNGS. i ’ : | |_{
5. EQUIPMENT PLATFORMS, SEE MECHANICAL DRAWINGS. 7 R 5|
s i &
S TR D hther RO HORE O AT R 6 e I . 3 A 1 |
o s WOTURL REQURES DT THe PASTENER PEETRAtES T i 8 — g : A o1
K AT T uw i T g ! !
15 SorED NSIALLATION, THIS FASTENER 15 ALSO AVALABLE AS A LABOR SAVIG 2 i of |9 ¥
SCREW AND PLAT | I lo S
(ICBO # 3240) \ I.‘,
£ '
7. CONTRACTOR TO CONFIRM THAT ALL AREAS ARE PROVIDED WITH POSITIVE DRAINAGE Vi) " ) 1
PRIOR T0 THE INSTALLATION OF ANY ROOFING MATERALS. ' (I o 7 H
1 = we
B WHERE VENT PIPES PENETRATE ROOF SHEATHING, GENERAL CONTRACTOR SHALL : 5| o ' Vg
INSTALL VENT PIPES AND MISCELLANEOUS ASSEMBLIES AS PER THi % b ? 1 o
MANOFACTLRER. SPECIIGATIONS. AND.REQUIREMENTS TOR A WARANTED. NSTALLATION l = .
S GENERAL CONTRACTOR To COORDNATE ALL PENETRATONS OR HOODS. ' . 2
VENTS, ETC. WITH RESPECTIVE CONTRACTORS FOR A PROPER ANF FIT i N s o wemeo | 1]
FOO:WG INSTALLATION. 2| 1 .- 1
10 ROOFING MATERILS AS SPECIFIED SHALL BE INSTALLED TO THE FULL AND = of— R
SIS D S ISR ] _ ' C
SP[C\FICAT!ONS THE GENERAL CONTRACTOR SHALL OBTAIN ME ROOF o -
WARRANTY FOR EACH UNIT AS A REQUIRED DOCUMENT FOR THE OWNERS ! ® &) o 1 v ' PROPOSED
VTN SLES A ECORDS: | B HE L | ROOF PLANS
e 2 v
11, FOR EXTERIOR PARAPET MATERALS, SEE EXTERIOR ELEVATIONS I i D Ul
. = g | L&A = y Gonzsieine 0
! § B I P [
» ANETN] [ Chachs
H e u . e
® ’ 3 — ree— g
e o o eyt
! ] | | I
1 —‘ T
! N
1 I h |
I i I W :
E] I -
I
I
o
ROOF PLAN \_THIRD FLOOR PLAN
oz a1

29



CD/A

! I
KEYNOTES ll 1 CREATIVE DESIGN
Nssocintes
e s w- o ey
Sl o Joas <o prorky
ey SR
! ! = Chy of Incuswy. CA 8T8
esmon s wa- i - . o
@ DUNN_ EDWARDS #DEBO67 "CRUSHED | I Comr 1y Cooie o st b
Lot 5 i sons i
e Ak . . il )
G swmess s o s |
] Project.
L N FIRST AVE
&> vew cuery = I MIXED USE
I 4055 FRSTAVE
@ STOREFRONT ~ PER WNDOW ! [} = sr0n ca s
phei i i
] : | =1 B P s
P — =
& e ! ! T s FIRST ARCH LLC

FBERGLASS EXTERIOR DOOR

018 FRSTAE. 4

D3 0 3
CONTROL JOINT

TRASH ENCLOSURE

&
©
@©

oy WAL —
ANGELUS BLOCK - PIXEL BLOCK
SNE BLOCK — RUNNING BOND.

il
oS

o

eewog
S

T
W : C NORTH ELEVATION
~ S SCALE 18" = 10"

dudi
ELEVATIONS
——
e B
ne s
s P
-
i
&l
o3
o
-
t o

e SOALE 1< 10

T
PN L SOUTH ELEVATIO
- +@_.—N

30



KEYNOTES

SO VOO OOO

EXTERIOR STUCCO WAL~
OUNN EDWARDS JOEW383 “COOL
DECENBER”

WAL
DUNN EOWARDS fOES067 "CRUSHED
STone™
LONGBOARD 6°W CHANNEL SIDNG
DARK CHERRY 1406/01-733

STANLESS STEEL CABLE RALNG
FLAT METAL CANOPY
STOREFRONT — PER WINOOW
SCHEDULE

GUARDRAL ~ STANLESS STEEL
CABLE RALNG

FIBERGLASS EXTERIOR DOOR

CONTROL JONT

TRASH ENCLOSURE

oMy WAL -~
ANGELUS BLOCK ~ PIXEL BLOCK
SNE BLOCK ~ RUNNNG BOND B

EAST ELEVATION
SCaLE 1

NORTH ELEVATION
SoALE 1A 10

SOUTH ELEVATION
SoAE

CD/A

CREATIVE DESIGN
ASSOCIATES
Architacure. ntaor Dasign.

project
FIRST AVE
MIXED USE

1055 FRSTAVE
15ck0A CA 6

crient.

FIRST ARCH LLC

015 ARSTAE 1
Ao s

Stan

Drasing Tt
COLORED
ELEVATIONS

oA Prajeci e
Date: Lz 258

Plan Chack Ho.
Revisions:

oraning .

A-202

31



CD/A

CREATIVE DESIGN
ASSOCIATES
By
rEnne
= it v
| oS

Coap0 5 o e At -

project
FIRST AVE
MIXED USE

s sTAE
A6ci0n cAsns

cuent.

FIRST ARCH LLC

1 ST AV 8
i s

| orawing rie

RENDERINGS

oA Praject No_ 10
Oute. sesLm 215

32



i 7 i - o CREATIVE DESIGN
— — ASSOCIATES
= Do, s
pribon
I3 | o | 2| Il Iz 1a e
X Lig } g b H v G
& i ! | 2 7 J J I - Cop O Co A
. © " NI AR " 4 d b » ?
g g g
o
WINDOW SCHEDULE W’NDOW NO TES FHSFAVE
R— p_— MIXED USE
PR e - | g o i s e o s o
o FINISH. COLOR | MATERIAL [UVALUE | SHGC | TvpE | Tk | REMA e " 19 MG CNRITGR 0 VERPY WAEICTRE' R0 < e s ass A
] o | ptngor o comes s s 1 e g o s ot
® oo [ | v (e wome 8 iy 14 e s 103 e
K0} | we | e | s | [mn] o ool e 506 4 & SekE O /6 10 SR AT
o L 1 e e e s s it
® o | e e | s [rn [ waow B S B T o D 19 s FIRST ARCH LLC
@ e b il ) 2 bl i Bt 5 AL TRAMES T0 CONPLY WM CBC 2010 & CA TTLE 24 e
o} N B B T e e i O R,
[0} | e e | we v e o AR B o LD L e
8 o [ [ [ e[ (s s R, ST el s P—
® o | [ [wm [ me o [ e s oo & S
R ——— e s Pa eI
[0} o N T o O T o I TN KSR S L BRI R,
Q N N N T T T s e s o 5
[0} o | e [ | e [ [l ma =134,
@ wewas
WINDOW SCHEDULE
Scaie
-
—_tr =
=
" 1=
. . =
% w
O
I !
—
WINDOW & DOOR
SCHEDULE
DOOR SCHEDULE
FRAME | REMARKS
o Toam e = s | | | SEEDOOTETES,
o e
o e e o | e
oo = | s =
T o0 [ v FE Sons
(GO ormecoom o [ ows | o
Kyt R ——
ra PONY O —
- G AR e e
g B . 0K o o e s
% “a"";. © SOCION 10 ROV WDRAT. KTRORD B OMCR PR 10
- L LR T p———
m B =
I
o 501 s omet reo s 10 P AR———
I L O T B L
i RRVRR S ————
©, DOOR SCHEDULE A-401

33



(BT e e s
\ele/

Ths valve senvices dap emiters

T v servicos dnp emiters

e/

OFFICE"#1"

SIDEW!

M{7 Approsmate locat on 314" meter at street
cate BEP st tha ozatin
Locate B v

Rur rew manice £ vaes from here.

1ST AVE

VAN LILE RS FROM 617 70
VAVES A5 SHCWT O LA

FEBCO MODEL 825Y
Fed

sced Pressure Assembly

Bacuilow sssembly by Febco

Copper npple - length a5 needed

'SUPPLY SIDE MAIN LINE COMAS
FROM WATER METER

EIGHT-OUTLET MANIFOLD WITH EMITTERS, |
TUBING, AND STARE

CONTROL VALVE DETAIL.

/B2, Ve scauence nmber
T Ve sze Gallons per minste of vae

Irrigation Equipment Table

Guantty | Symbol Equpment

PRESSURE LOSS STATEMENT. Febeo Model #5257 Reduced Pressure Backliow Preventer

STATIC PRESSURE AVAILABLE AT WATER 3 Rainbird XCZ-100-PRB-COM Valve, Stramer, Gate valve combmation.

METER 15 70 PS|

LOS5ES FROM RUN OF FARTHEST SYSTEM, Ranbird ESPASMTE Smart Controller - Rain sensor included-Mount on wall
85,

Approxmate location of water meter at street

LOSSES FROM VALVES, AND FITTINGS =
PSi

Rainbird Xer-Bird & outlet emitter station: attach to riser from lateral lne; see detail -
Attach 1/4" poly tubing to each emitter on Xer-bird; run tubing to each plant in system.

PRESSURE NEEDED TO OPERATE THIS SYSTEM
TO FARTHEST HEAD IN STSTEM 15 30 PS!. 50

o \moeld

70 Psi
SPol At the end of each length of |/4° poly tubing, attach one Rainbrrd 6-gph emitter for | or 5 Gal,
515 P5I_PRESSURE REQUIRED I5 30 PSL x

2 per 15 Gal. and 4 per 24" box or 36" bo)

3/4" SCH 40 PVC LATERAL PIPE: Xer-Bird emitter attaches Lo this with rser per detall

3/4" 5CH 40 PVC Marrline:

ALL VALVES ARE TO BE INSTALLED IN PLANTER AREAS: VALVES SHOWN ON THIS PLAN IN NON-PLANTER
LOCATIONS ARE FOR GRAPHIC CLARITY ONLY:
ALL PIPING THAT I5 SHOWN UNDER PAVING AREAS (5 TO BE INSTALLED IN SCH 40 PVG FIPE OF 3" DIA,

NORTH
SCALE - 18" = 10"

LANDSCAPE IRRIGATION PLAN
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Root ball of shrub carefully
removed from plant contaner,

Fimshed grade of root ball
Finshed islinch above finished grade
surface o

finished grade

Finisned
surface or
finshed grade

Dig hole one half agan the width and
depth of root bail. Backil wth
recommended planting mix

SHRUB PLANTING DETAIL

TREE PLANTING DETAIL

wooden bor.

above surrounding grade.

recommended planting m
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OWNER: PREPARED BY:
FIRST ARCH LLC JACK LEE, R,

501 S. FIRST AVE,, #F
ARCADIA, CA 91006 576 E. LAMBERT ROAD
BREA, CALIFORNIA 92821
TEL: (714) 671-1050

FAX: (714) 671-1090

E. 40870
CAL LAND ENGINEERING, INC.

TENTATIVE TRACT MAP NO. 82513 T -

IN THE CITY OF ARCADIA, COUNTY OF LOS ANGELES
STATE OF CALIFORNIA

A PORTION OF LOT 19 IN BLOCK 67} OF ARCADIA SANTA ANITA TRACT, IN THE CITY OF ARCADIA,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORD IN BOOK 15, PAGES 89

AND 90, OF MISCELLANEOUS RECORDS OF LOS ANGELES COUNTY, CALIFORNIA. -

FOR MIXED RETAIL AND RESIDENTIAL CONDOMINIUM PURPOSES

BENCH MARK:

CITY OF ARCADIA BENCHMARK NO. 315
SNATA ANITA AVENUE & DIAMOND STREET,
NORTHEAST CURB RETURN, 5' NORTH,
ELEVATION: 461.17'

]
o7

() CONSTRUCT NEW DRIVEWAY APPROACH PER CITY STD. 802-1
@ consTRuCT 4°P.C.C.WITH WIRE
CONSTRUCT NEW BLOCK WALL PER ARCHITECTURAL PLAN
@ INSTALL 610 V.C.P. SEWER LATERAL WITH 2% WIN SLOPE
@ INSTALL 4"NOS ROUND GRATE
INSTALL 12°X12" BOTTOMLESS CONGRETE CATCH BASIN
@ INSTALL C1 PIPE
@ INSTALL PVCPIPE
@ INSTALL PARKWAY DRAN
06 WALK PER CITY STD
@ INSTALL INFILTRATION SYSTEM (CUDO SYSTEM)

LEGEND

'ROPOSED STRUCTURE
'ROPOSED LANDSCAPE AREA

99

ABBREVIATIONS

CONC. BLOCK WALL
CURB AND GUTTER
DRIVEWAY APRON
DRIVEWAY

DISON POLE
EXISTING

IRE HYDRANT
. FLOW LINE ELEVATION

SYREET

. STORM DRAIN

. TOP OF CURB ELEVATION
. WOODEN
. WATER VALVE

VICINITY MAP £

UTILITY SERVICES:

WATER - CITY OF ARCADIA WATER
SEWER - COUNTY OF LOS ANGELES SANITATION DISTRICT
GAS - SOUTHERN CALIFORNIA GAS CO.

ELECTRICAL - SOUTHERN CALIFORNIA EDISON CO.
TELEPHONE - PACIFIC BELL

SCHOOL - ARCADIA CITY SCHOOL DISTRICT

FIRE - CITY OF ARCADIA FIRE DEPARTMENT

SHERIFF - CITY OF ARCADIA POLICE

(wreer)

BASIS OF BEARING

CCENTERLINE OF DIAMOND STREET PER PARCEL MAP NO 66931 M.B. 347-36-37
BEARING: N 89°5924" W

MU (PRESENT)
MU (PROPOSED)
5779-001-019
NO. OF EX. UNITS: 2
NO OF PROP. UNITS: 1 UNIT RETAIL+ 4 UNIT RESIDENTIAL
N AREA OF LOT: 8343 SQ. FT. (0.19 ACRE
3 AFTER DEDICATION: 7796 SQ. FT. (0.18 ACRE)
L NO. OF STORIES:
NO. OF PARKINGS: 6 (RESIDENT) + 2 (GUEST)+1 (ACCESSIBLE)
SEWERAGE DISPOSAL: BY GRAVITY SEWER PIPES TO STREET MAIN.
SIZE OF EACH RESIDENTIAL UNIT (LIVING AREA):
UNIT A ON 2ND AND 3RD FLOOR : 1640 SQUARE FEET
UNIT B ON 2ND AND 3RD FLOOR : 1601 SQUARE FEET
UNIT C ON 2ND AND 3RD FLOOR : 1601 SQUARE FEET
UNIT D ON 2ND AND 3RD FLOOR : 1738 SQUARE FEET
ONE RETAIL USE ON GROUND/1ST FLOOR: 585 SQUARE FEET

EWER MANHOLE
SIDEWALK
TO BE REMOVED

FENCE

FAX: (714) 671-1090

4) 671-1050

576 E. LAMBERT ROAD, BREA, CA 92821

dba QUARTECH CONSULTANTS

Il

PROJECT LOCATION:
405 S 1ST AVENUE
ARCADIA, CA

<05 5. 15T TENTATVE

T-1

SHEET 1 OF 1 SHT.
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PRELIMINARY EXEMPTION ASSESSMENT

1. Name or description of project: Tentative Tract Map No. TTM 23-02 (82513) - A tentative tract
map to subdivide the airspace of an approved mixed-use
development that consists of 585 square feet of ground floor
retail with four (4) residential condominium units.

2. Project Location — Identify street 405 S. 15t Avenue — The property is located on the west side of
address and cross streets or S. 18t Avenue between Diamond Street and El Dorado Street.
attach a map showing project site
(preferably a USGS 15" or 7 1/2°
topographical map identified by
quadrangle name):

3. Entity or person undertaking

project: B.  Other (Private)

(1) Name First Arch LLC

(2) Address | 501 S. 15t Avenue #F, Arcadia, CA
91006

4.  Staff Determination:

The Lead Agency’s Staff, having undertaken and completed a preliminary review of this project in
accordance with the Lead Agency's "Local Guidelines for Implementing the California Environmental
Quality Act (CEQA)" has concluded that this project does not require further environmental
assessment because:

a. ] The proposed action does not constitute a project under CEQA.
b. ] The project is a Ministerial Project.
c ] The project is an Emergency Project.
d. ] The project constitutes a feasibility or planning study.
€. X The project is categorically exempt.
Applicable Exemption Class: 15315 — Class 15 (Minor Land Divisions)
f. ] The project is statutorily exempt.
Applicable Exemption:
g. ] The project is otherwise
exempt on the following basis:
h. ] The project involves another public agency which constitutes the Lead Agency.
Name of Lead Agency:
Date: October 5, 2023 Staff: Edwin Arreola, Associate Planner

Preliminary Exemption Assessment FORMj5gA”




STAFF REPORT

Development Services Department

DATE: October 24, 2023
TO: Honorable Chairman and Planning Commission
FROM: Lisa Flores, Deputy Development Services Director

Prepared By: Edwin Arreola, Associate Planner

SUBJECT: RESOLUTION NO. 2136 —ALLOW A SECOND DRIVE-THROUGH LANE
AND A PARKING MODIFICATION AT THE MCDONALD’S RESTAURANT
LOCATED AT 143 EAST FOOTHILL BOULEVARD
CEQA: Exempt
Recommendation: Adopt

SUMMARY

The Applicant, McDonald’s Corporation, is requesting approval of Conditional Use Permit
No. CUP 23-05, Architectural Design Review No. ADR 22-11, and Planning Commission
Administrative Modification No. PC AM 22-03 to add an additional drive-through lane next
to the existing drive-through lane and a parking modification to allow 29 parking spaces in
lieu of the 38 parking spaces required at 143 E. Foothill Boulevard. It is recommended that
the Planning Commission adopt Resolution No. 2136 (Attachment No. 1) and find this project
is Categorically Exempt under CEQA and approve Conditional Use Permit No. CUP 23-05,
Architectural Design Review No. ADR 22-11, and Planning Commission Administrative
Modification No. PC AM 22-03, subject to the conditions listed in this staff report.

BACKGROUND

The subiject site is a 29,260 square-foot, interior lot that fronts E. Foothill Boulevard. The site
is zoned General Commercial (C-G), and is developed with a one-story, 3,293 square-foot
building with a 939 square-foot basement, an outdoor dining area with 32 seats, and a single
lane drive-through. The existing building was constructed in 1965 and it has been utilized as
a McDonald’s restaurant since it first opened. The drive-through was added to the restaurant
in 1981 under Conditional Use Permit No. CUP 81-1. The property is surrounded by the
Shoppes at Highlander commercial plaza to the east, north, and west which contains retail
stores, a restaurant, a supermarket, and other service uses. The properties to the south
across Foothill Boulevard are currently zoned General Commercial (C-G) and consist of
professional office uses. Vehicular access to the subject site is provided by an existing one-

40



CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 2 of 14

way driveway on Foothill Boulevard and a shared access between the subject property and
the Shoppes at Highlander commercial plaza in the northwest corner of the property. The
subject property contains 38 parking spaces, of which 15 parking spaces are located along
the north side of the property and can only be accessed through the Shoppes at Highlander
commercial plaza. Refer to Attachment No. 2 for an aerial photo and photos of the subject
site.

Figure 1: Aerial photo of the subject site

PROPOSAL

The Applicant is proposing to reconfigure the rear portion of the parking lot to add an
additional drive-through lane next to the existing drive-through by removing parking spaces
that are located along the north property line to accommodate this additional lane. The drive-
through will only split into two lanes for ordering and then merge into one lane at the payment
and pickup windows. Nine (9) parking spaces would need to be removed in order to
accommodate the drive-through improvements for a total of 29 parking spaces, including
two (2) ADA spaces. Small pockets of landscaping will also be proposed along with the
drive-through improvements. Vehicles using the drive-through enter the site from a driveway
on the building’s eastern side off of E. Foothill Boulevard, travel around the rear of the
property, and exit via a driveway on the building’s western side. The capacity of the drive-
through would increase by an additional 3 vehicles for a total of 14 vehicles and allow two
vehicles to order at the same time. In addition to the drive-through and parking lot
improvements, a new trash enclosure will be constructed at the northwest corner of the
property. No alterations will be made to the building under the proposed project. A
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CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 3 of 14

conceptual site plan shows the proposed improvements, as shown in Figure 2. Refer to
Attachment No. 3 for the site plan.

The current hours of operation for the restaurant are from 7:00 a.m. to 7:00 p.m., everyday,
and the drive-through hours are from 5:00 a.m. to 12:00 a.m., daily. There are no changes
proposed to the hours of operation under this application.

EXISTING
BUILDING TO | o
RERAIMN

__EFOOTHILLBLVD |

Figure 2: Proposed Site Plan

ANALYSIS
The drive-through improvements require the approval of a Conditional Use Permit. Any

changes to the site layout, including the addition of the second drive-through lane and
reconfiguring of the parking spaces, requires the approval of an Architectural Design
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CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 4 of 14

Review. The project also proposes a reduction of the onsite parking by 9 spaces which
requires the approval of a Planning Commission Administrative Modification.

ey T
Cloarance 8 Faat

Figure 3: Dual Ordering Screen Drive-Through

The installation of a second drive-through lane is in response to a higher usage of the drive-
through. Many fast-food restaurants have seen customers move from dining inside the
restaurant to utilizing drive-through facilities or delivery, especially with the increase in
mobile ordering. Customers utilize applications affiliated with the restaurant to place an order
and pay prior to arriving at the drive-through for quicker service through the drive-through.
Thus, this has caused a shift in the percentage of the customer base that uses the drive-
through. Specifically, this location has seen the percentage of customers that utilize the
drive-through increase from 63% of customers to 79% within the past two years. As a result,
the additional drive-through lane is to accommodate the increase in vehicles that utilize the
drive-through. The idea of having two ordering screens has been around for years with many
McDonald’s within the area already implementing dual ordering screen drive-throughs, such
as those seen in Figure 3 above. Additionally, all newly constructed McDonald’s and store
rebuilds have been employing this more efficient design configuration. These improvements
allow customers to place their orders earlier and reduce wait times.

The Applicant conducted a “Drive-Through Evaluation” to provide a better understanding of
how the dual drive-through lane layout would affect the property. The evaluation studied
three other comparable McDonald’s locations in Brea, La Palma, and South Gate during the
breakfast hours of 7:00 a.m. to 9:00 a.m. and the lunch hours of 11:00 a.m. to 1:00 p.m.
These three locations were chosen due to the restaurants having a similar amount of
customers and a similar drive-through set up as the one proposed. The evaluation concluded
that the peak queuing length ranged from 9 to 14 vehicles for those locations. The proposed
drive-through would allow up to 14 vehicles to queue with a vehicle length of 25 feet for
each. The current drive-through can only accommodate up to 11 vehicles. Additionally, the
current and proposed drive-through contain two spaces beyond the pick-up window where
employees may deliver orders to customers should the capacity of the drive-through be
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reached. For all other times, it is expected that the site will have more than sufficient space
to accommodate all anticipated drive-through traffic. Staff has observed the current drive-
through, and it is usually full stacked with cars on Foothill Boulevard trying to turn into the
driveway entrance during the peak times. The additional drive-through lane is expected to
alleviate such queuing. A copy of the Drive-Through Evaluation is included as an attachment
to this report (Refer to Attachment No. 4).

Figure 4: Parking Spaces to be Removed on the North Side of the Property

The site is not adequate in size to accommodate both the required amount of parking and a
second drive-through lane. Per the Development Code, a restaurant of this size requires
one parking space per 100 square feet of floor area and one parking space per every 6
outdoor seats, resulting in a requirement for 38 onsite parking spaces which the property
currently contains. The installation of a second drive-through lane requires the removal of
nine (9) parking spaces. For the reasons mentioned of the higher usage of the drive-through
and the ability to have your order delivered, in turn, there has been a reduction in the demand
for onsite parking. The parking spaces proposed to be removed are located along the
northerly property line and are only accessible through the Shoppes at Highlander
commercial plaza. This means that a customer would need to drive through the adjacent
plaza to park in these spaces, usually leaving them underutilized. Thus, the removal of these
spaces would not be detrimental to the parking demand for the site. Additionally, if a parking
capacity issue does arise, the availability of a drive-through, along with its proposed
improvements, would help alleviate the additional demand.

A parking survey was also conducted by the Applicant to further determine if the proposed
parking supply of 29 parking spaces will meet the demand at any given time. A parking
survey was conducted on Tuesday, May 2, 2023, at 30-minute intervals to show the amount
of parking that was being utilized. The parking study showed 15-18 spaces were occupied
between 11:00 a.m. to 1:00 p.m. and 18 to 20 spaces being utilized between 5:30 p.m. and

44



CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 6 of 14

6:30 p.m. At no point did the parking demand reach the current capacity of 38 parking spaces
and the proposed capacity of 29 parking spaces. In addition, the property contains an
existing bicycle rack for up to four bicycles. For these reasons, the proposed onsite parking
is expected to be sufficient for the anticipated demand. A copy of the “Parking Evaluation”
is included as an attachment to this report (Refer to Attachment No. 5).

Overall, the proposed improvements to the site would still allow for adequate circulation of
the site by vehicles not utilizing the drive-through and would be adequate in size to
accommodate the additional drive-through lane. The layout of the drive-through has been
designed in a manner that will not interfere with any pedestrian or vehicular access on the
property, the adjacent commercial properties, or within the public right-of-way. The site is
surrounded by a commercial shopping center and the nearest residential property is located
more than 200 feet away. Additionally, the proposed ordering board locations would face
north towards the commercial structures in the adjacent commercial plaza and would not
pose any noise concerns. The design of the drive-through will maintain compatibility with the
surrounding uses on E. Foothill Boulevard which consists of various commercial uses
including restaurants, retail stores, and offices and would be consistent with the City’s
Design Guidelines and all the applicable findings under Site Plan and Design Review. There
are no improvements or alterations proposed for the existing restaurant building on site.
Therefore, the architectural design of the building will remain unchanged.

FINDINGS

Conditional Use Permit

The Arcadia Municipal Code requires that for approval of a Conditional Use Permit, it must
be concluded that the following findings of fact can be made in an affirmative manner:

1. The proposed use is consistent with the General Plan and any applicable
specific plan; and is allowed within the applicable zone, subject to the granting
of a Conditional Use Permit, and complies with all other applicable provisions
of this Development Code and the Municipal Code.

Facts to support findings: Approval of the Project is consistent with the Commercial
land use designation of the site. The site is zoned C-G, General Commercial. Arcadia
Development Code Section 9102.03.020, Table 2-8, allows drive-throughs facilities
in the C-G zone subject to the review and approval of a Conditional Use Permit. The
Project complies with all the development standards of the C-G zone, and it is
consistent with the goals and policies of the General Plan. The Commercial land use
designation is intended to permit a wide range of commercial uses which serve both
neighborhood and citywide markets. The designation allows a broad array of
commercial uses, including fast food restaurants. Therefore, the Project is consistent
with the following General Plan goals and policies:

Land Use and Community Design Element
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e Policy LU-6.7: Encourage a balanced distribution of commercial development
throughout the City, ensuring that neighborhoods and districts have adequate
access to local-serving commercial uses.

2. The design, location, size, and operating characteristics of the proposed
activity will be compatible with the existing and future land uses in the vicinity.

Facts to support findings: The Project's design, location, size, and operating
characteristics will be compatible with the existing and future land uses in the vicinity.
The property is located along E. Foothill Boulevard which is a commercial corridor
that includes retail uses, offices, restaurants, and banks. The Project will only alter
the existing parking spaces and drive-through and will not alter the existing restaurant
building. The restaurant currently operates from 7:00 a.m. to 7:00 p.m., everyday,
with drive-through hours from 5:00 a.m. to 12:00 a.m., everyday. The drive-through
lane runs around the rear of the property and will allow sufficient space for the
proposed separate lane of circulation. Site and parking lot lighting has been
conditioned to have no light and glare at the property line. The site will therefore be
compatible with the adjacent commercial uses. The site has an adequate number of
parking spaces to accommodate the proposed use and its anticipated parking
demand, even with the proposed parking modification to reduce parking (see below
modification section). The drive-through lane, which can accommodate up to 14
vehicles, would also help alleviate any additional customers in any case where there
is unforeseen excess parking demand on the site. Therefore, the Project will be
compatible with existing and future land uses in the vicinity.

3. The site is physically suitable in terms of:

a. Its design, location, shape, size, and operating characteristics of the
proposed use in order to accommodate the use, site improvements,
loading, and parking.

Facts to support findings: The site is physically suitable to accommodate the
Project. The site currently contains a drive-through lane with a capacity for 11
vehicles. The Project would allow the drive-through to operate with two ordering
screens and increase the capacity of the drive-through by three vehicles. A
Drive-Through Evaluation provided by the Applicant indicates the 14-vehicle
capacity will be adequate to accommodate expected demand of customers
utilizing the drive-through. Although the site will provide less parking than the
38 parking spaces required by the Development Code, a Parking Evaluation
shows that the site will have sufficient onsite parking to meet the projected
parking demand and the proposed drive-through lane will absorb any additional
parking demand. Therefore, the site is suitable to accommodate the proposed
use.

b. Streets and highways adequate to accommodate public and emergency
vehicle (e.g., fire and medical) access.

46



CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 8 of 14

Facts to support findings: The property is located on E. Foothill Boulevard,
which is designed with the capacity to accommodate both public and
emergency vehicles. All adjacent and nearby streets are adequate in width and
pavement type to carry the traffic that could be generated by the Project and to
support emergency vehicle access.

c. Public protection services (e.g., fire protection, police protection, etc.).

Facts to support findings: The Project will only be altering the drive-through
and parking lot. Conditions of approval have been included to ensure the
restaurant will be operated in a safe manner, and not impact public protection
services. The request has been reviewed by the Fire Department and Police
Department and no concerns were raised. Therefore, no impacts to public
protection services are anticipated.

d. The provision of utilities (e.g., potable water, schools, solid waste
collection and disposal, storm drainage, wastewater collection,
treatment, and disposal, etc.).

Facts to support findings: The Project will only be altering the drive-through
and parking lot and the site contains an existing restaurant building which can
be adequately serviced by the existing utilities. The request does not require
new construction on the existing building and any lot improvements will be
required to be constructed in a manner that will not impact the provision of
utilities. Therefore, no impacts to the provision of utilities are anticipated.

4. The measure of site suitability shall be required to ensure that the type, density,
and intensity of use being proposed will not adversely affect the public
convenience, health, interest, safety, or general welfare, constitute a nuisance,
or be materially injurious to the improvements, persons, property, or uses in
the vicinity and zone in which the property is located.

Facts to support findings: The Project and the type, density, and intensity of use
being proposed will not adversely affect the public health or welfare, or to the
surrounding properties. The site is surrounded by a commercial shopping center and
the nearest residential property is located more than 200 feet away. Additionally, the
proposed ordering board locations would face north towards the commercial
structures in the adjacent commercial plaza and would not negatively impact any of
the surrounding uses. Onsite lighting is conditioned to comply with the City’s lighting
standards and ensure that any potential light and glare shall terminate at the property
lines. The proposed drive-through improvements would be an appropriate
improvement for the surrounding uses and along this corridor of Foothill Boulevard.

Drive-through and Drive-up Facilities

According to Arcadia Development Code Section 9104.02.130, it states that the following
findings shall be made in addition to other required findings of the Conditional Use Permit

47



CUP 23-05, ADR 22-11, & PC AM 22-03
October 24, 2023
Page 9 of 14

for a drive-through or drive-up business, in addition to standard findings required for
issuance of a Conditional Use Permit:

1.

The proposed use complies with all requirements set forth for the issuance of
the required planning entitlement.

Facts to support findings: The proposed drive-through improvements comply with
all of the required development standards and departmental requirements required
for entitlement. The Project is permitted per Development Code Section 9102.03.020,
Table 2-8, subject to the approval of a Conditional Use Permit and is in compliance
with all the development standards of the C-G zone. The Project has been reviewed
by the various City departments and is suitable for the site.

The proposed use will not substantially increase vehicular traffic on any
street in a residential zone.

Facts to support findings: The existing McDonald’s restaurant is located on an
interior lot along E. Foothill Boulevard and is not adjacent to any residential zones or
streets, as it is surrounded by commercial uses. E. Foothill Boulevard is a commercial
corridor consisting of various retail stores, restaurants, offices, and banks. Therefore,
the proposed drive-through improvements will not increase vehicular traffic on any
street in a residential zone.

The proposed use will not lessen the suitability of any nearby commercially
zoned property for commercial use by interfering with pedestrian traffic.

Facts to support findings: The proposed drive through improvements will be fully
contained on site and will not interfere with any pedestrian traffic. The adjacent
commercial plaza will not have any of its pedestrian traffic impeded as most of the
commercial buildings in that plaza are located further to the north on that site with
parking for those commercial uses not being interfered by the proposed
improvements. Therefore, the suitability of those commercial uses will be maintained.

The proposed use will not create increased traffic hazards to pedestrians when
located near a school, place of worship, auditorium, theater or other place of
assembly.

Facts to support findings: The property does not abut a school, place of worship,
auditorium, theater or other place of assembly and the nearest such use is Foothills
Middle School, which is far removed from any potential impacts or traffic hazards from
the proposed drive-through improvements to this site. The improvements will solely
be focused on adding an additional drive-through lane to increase the capacity and
efficiency of the drive-through queue and no pedestrian access on private or public
property will be impeded.
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5. Adequate conditions have been applied through the required planning
entitlement to prevent adverse impacts on surrounding properties with respect
to noise, trespass, and litter control.

Facts to support findings: The Project has been reviewed by the various City
departments and conditioned to prevent adverse impacts to any of the surrounding
properties. The site is surrounded by a commercial plaza that is not expected to be
impacted by the proposed improvements and the nearest residential property is
located over 200 feet away from the site. Conditions have been added to ensure that
the new trash enclosure meets the City’s standards and that any light or glare
terminates at the property line for any new light fixtures.

Administrative Modification

According to Arcadia Development Code Section 9107.05.050, it states that an
Administrative Modification may be approved if at least one of the following findings can be
made:

1. Secure an appropriate improvement of a lot;
2. Prevent an unreasonable hardship; or
3. Promote uniformity of development

Facts to support findings: The Project is proposing to provide 29 parking spaces in
lieu of the required 38 spaces. The proposed parking modification will secure an
appropriate improvement of the lot because the existing drive-through can benefit from
improvements for an increased capacity in lieu of meeting the minimum parking
requirements per the Development Code. This location has seen the percentage of
customers that utilize the drive-through increase from 63% of customers to 79% within
the past two years, thereby only having 21% of their customers walk into the restaurant
to order food. Further, it has been determined that not all of the existing 38 parking
spaces on site are utilized. A parking evaluation determined that, at most, 20 parking
spaces were utilized by customers during peak hours. Therefore, although the site
would be deficient by nine (9) spaces, the proposed 29 parking spaces will not be an
issue as it will adequately serve the parking demand on site. The new drive-through
improvements would also be able to handle any unforeseen parking demand that
exceeds onsite parking availability. Therefore, a reduction in onsite parking from the
38 required parking spaces to the 29 spaces provided is not anticipated to cause any
potential impacts and would be an appropriate improvement for this lot in order to
accommodate the drive-through improvements for the increased drive-through
demand.

Architectural Design Review

The proposed drive-through improvements and parking lot layout are consistent with the
City’s Commercial Design Guidelines and all the applicable findings under Site Plan and
Design Review can be made since the improvements will not adversely affect the current
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operations on the site, will not affect the surrounding uses, and are compatible with the
commercial developments along this portion of E. Foothill Boulevard. No improvements or
alterations are proposed for the existing restaurant building on site. This is solely a Project
to improve the capacity and efficiency of the existing drive-through for the McDonald’s
restaurant by adding an additional drive-through lane. The Project has been designed in a
manner that will not interfere with any pedestrian or vehicular access on the adjacent
commercial properties or within the public right-of-way. The design of the drive-through will
maintain compatibility with the surrounding uses on E. Foothill Boulevard which consists of
various commercial uses including restaurants, retail stores, and offices. Along with the site
improvements, pockets of landscaping will also be integrated into the parking lot. Therefore,
the proposed site improvements to the drive-through and parking lot are consistent with the
City’s Design Guidelines and all the applicable findings under Site Plan and Design Review.

All City requirements regarding disabled access and facilities, occupancy limits, building
safety, health code compliance, emergency equipment, environmental regulation
compliance, and parking and site design shall be complied with by the Applicant/Property
Owner to the satisfaction of the Building Official, City Engineer, Deputy Development
Services Director, Fire Marshal, and Public Works Services Director, or their respective
designees.

ENVIRONMENTAL ASSESSMENT

It has been determined that the project site is less than five (5) acres; the project site has no
value as a habitat for endangered, rare or threatened species; the proposed project will not
have any significant effects upon the environment, and the site can be adequately served
by all the required utilities and public services. Therefore, the project is exempt under Class
32 (In-Fill Development Projects) pursuant to Section 15332 of the State California
Environmental Quality Act (CEQA) Guidelines. The project also qualifies for a Class 5
Exemption for a minor alteration to land use limitations pursuant to Section 15305 of the
CEQA Guidelines. Refer to Attachment No. 6 for the Preliminary Exemption Assessment.

PUBLIC NOTICE/COMMENTS

A public hearing notice for this item was posted at the City Clerk’s Office, City Council
Chambers, at the Arcadia Library, and on the City’s website on October 12, 2023. It was
also mailed to the property owners located within 300 feet of the subject property. As of
October 19, 2023, no comments were received regarding this project.

RECOMMENDATION

It is recommended that the Planning Commission approve Conditional Use Permit No. CUP
23-05, Architectural Design Review No. ADR 22-11, and Planning Commission
Administrative Modification No. PC AM 22-03, find that the project is Categorically Exempt
from the California Environmental Quality Act (CEQA), and adopt Resolution No. 2136,
subject to the following conditions of approval:
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1.

The project shall be developed and maintained by the Applicant/Property Owner in
a manner that is consistent with the plans submitted and conditionally approved for
CUP 23-05, ADR 22-11, and PC AM 22-03, subject to the approval of the Deputy
Development Services Director or designee.

The drive-through shall not be open for business anytime between 12:00 a.m. and
5:00 a.m. of the following day.

The volume from the menu board shall not exceed the noise level for daytime and
nighttime hours per the City's noise ordinance. The volume shall be adjusted
accordingly to be sensitive to the adjacent uses at the discretion of the Deputy
Development Services Director, or designee.

All new exterior signage, including signage for the drive-through, shall be reviewed
and approved separately under a Sign Architectural Design Review Application.

For any new light fixtures, an exterior parking lot lighting plan and photometric
lighting analysis shall be provided with the electrical plans to plan-check in Building
Services. The parking lot light fixtures shall have a blank metal insert to ensure any
potential light and glare terminates at zero at the property lines. The style of the
parking lot lights shall be reviewed and approved by the Deputy Development
Services Director, or designee, prior to plan-check review.

The Applicant/Property Owner shall comply with the latest adopted edition of the
following codes as applicable:

California Building Code

California Electrical Code

California Mechanical Code

California Plumbing Code

California Energy Code

California Fire Code

California Green Building Standards Code
California Existing Building Code

Arcadia Municipal Code

N N = N N
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The Property Owner/Applicant shall size the trash enclosure area accordingly. A
minimum of three bins/carts; one each for trash, recycling, and green waste/food
waste. For bins, there should be a one-foot clearance around each bin.

The Applicant/Property Owner shall comply with all City requirements regarding
building safety, fire prevention, detection, suppression, emergency access, public
right-of-way improvements, parking, water supply and water facilities, sewer
facilities, trash reduction and recycling requirements, and National Pollutant
Discharge Elimination System (NPDES) measures to the satisfaction of the Building
Official, Fire Marshal, Public Works Services Director, and Deputy Development
Services Director, or their respective designees. Compliance with these
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10.

requirements is to be determined by having fully detailed construction plans
submitted for plan check review and approval by the foregoing City officials and
employees.

To the maximum extent permitted by law, the Applicant/Owner must defend,
indemnify, and hold the City, any departments, agencies, divisions, boards, and/or
commissions of the City, and its elected officials, officers, contractors serving as
City officials, agents, employees, and attorneys of the City (“Indemnitees”) harmless
from liability for damages and/or claims, actions, or proceedings for damages for
personal injuries, including death, and claims for property damage, and with respect
to all other actions and liabilities for damages caused or alleged to have been
caused by reason of the Applicant’s activities in connection with CUP 23-05, ADR
22-11, and PC AM 22-03 (“Project”), and which may arise from the direct or indirect
operations of the Applicant or those of the Applicant’s contractors, agents, tenants,
employees or any other persons acting on Applicant’s behalf, which relate to the
development and/or construction of the Project. This indemnity provision applies to
all damages and claims, actions, or proceedings for damages, as described above,
regardless of whether the City prepared, supplied, or approved the plans,
specifications, or other documents for the Project.

In the event of any legal action challenging the validity, applicability, or interpretation
of any provision of this approval, or any other supporting document relating to the
Project, the City will notify the Applicant of the claim, action, or proceedings and will
cooperate in the defense of the matter. The Applicant must indemnify, defend and
hold harmless the Indemnitees, and each of them, with respect to all liability, costs
and expenses incurred by, and/or awarded against, the City or any of the
Indemnitees in relation to such action. Within 15 days’ notice from the City of any
such action, the Applicant shall provide to the City a cash deposit to cover legal
fees, costs, and expenses incurred by City in connection with defense of any legal
action in an initial amount to be reasonably determined by the City Attorney. The
City may draw funds from the deposit for such fees, costs, and expenses. Within 5
business days of each and every notice from City that the deposit has fallen below
the initial amount, Applicant shall replenish the deposit each and every time in order
for City’s legal team to continue working on the matter. The City shall only refund to
the Developer any unexpended funds from the deposit within 30 days of: (i) a final,
non-appealable decision by a court of competent jurisdiction resolving the legal
action; or (ii) full and complete settlement of legal action. The City shall have the
right to select legal counsel of its choice. The parties hereby agree to cooperate in
defending such action. The City will not voluntarily assist in any such third-party
challenge(s). In consideration for approval of the Project, this condition shall remain
in effect if the entitlement(s) related to this Project is rescinded or revoked, at the
request of the Applicant or not.

Approval of CUP 23-05, ADR 22-11, and PC AM 22-03 shall not be in effect unless
the Property Owner and Applicant have executed and filed the Acceptance Form
with the City on or before 30 calendar days after the Planning Commission has
adopted the Resolution. The executed Acceptance Form submitted to the
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Development Services Department is to indicate awareness and acceptance of the
conditions of approval.

PLANNING COMMISSION ACTION

Approval

If the Planning Commission intends to approve this project, the Commission should move to
approve Conditional Use Permit No. CUP 23-05, Architectural Design Review No. ADR 22-
11, and Planning Commission Administrative Modification No. PC AM 22-03, state that the
proposal satisfies the requisite findings, and adopt the attached Resolution No. 2136 that
incorporates the requisite environmental and subdivision findings, and the conditions of
approval as presented in this staff report, or as modified by the Commission.

Denial

If the Planning Commission is to deny this project, the Commission should state the specific
findings that the proposal does not satisfy based on the evidence presented with specific
reasons for denial, and move to deny Conditional Use Permit No. CUP 23-05, Architectural
Design Review No. ADR 22-11, and Planning Commission Administrative Modification No.
PC AM 22-03 and direct staff to prepare a resolution for adoption at the next meeting that
incorporates the Commission’s decision and specific findings.

If any Planning Commissioner, or other interested party has any questions or comments
regarding this matter prior to the October 24, 2023, Planning Commission Meeting, please
contact Associate Planner, Edwin Arreola at (626) 821-4334, or earreola@ArcadiaCA.gov.

Approved:

Lisa L. Flores
Deputy Development Services Director

Attachment No. 1:  Resolution No. 2136

Attachment No. 2:  Aerial Photo with Zoning Information and Photos of the Subject
Property and Vicinity

Attachment No. 3:  Site Plan

Attachment No. 4:  Drive-Through Evaluation

Attachment No. 5:  Parking Evaluation

Attachment No. 6:  Preliminary Exemption Assessment
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RESOLUTION NO. 2136

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ARCADIA, CALIFORNIA, APPROVING CONDITIONAL USE PERMIT NO.
CUP 23-05, ARCHITECTURAL DESIGN REVIEW NO. ADR 22-11, AND
PLANNING COMMISSION ADMINISTRATIVE MODIFICATION NO. PC
AM 22-03 TO ALLOW A SECOND DRIVE-THROUGH LANE AND A
PARKING MODIFICATION AT THE MCDONALD’'S RESTAURANT
LOCATED AT 143 EAST FOOTHILL BOULEVARD

WHEREAS, on September 26, 2022, applications for Planning Commission
Administrative Modification No. PC AM 22-03 and Architectural Design Review No. ADR
22-11, and on June 28, 2023 an application for Conditional Use Permit No. CUP 23-05,
were filed by McDonald’s Corporation to add an additional drive-through lane next to the
existing drive-through lane and a parking modification to allow 29 parking spaces in lieu
of the 38 parking spaces required at 143 E. Foothill Boulevard (“Project”); and

WHEREAS, on October 5, 2023, Planning Services completed an environmental
assessment for the Project in accordance with the California Environmental Quality Act
("CEQA”), and recommends that the Planning Commission determine the Project is
exempt under CEQA per Section 15305 of the CEQA Guidelines for a minor alteration to
land use limitations, and Section 15332 of the CEQA Guidelines because the Project is
considered an in-fill development project; and

WHEREAS, on October 24, 2023, a duly-noticed public hearing was held before
the Planning Commission on said Project, at which time all interested persons were given
full opportunity to be heard and to present evidence.

NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF
ARCADIA HEREBY RESOLVES AS FOLLOWS:

SECTION 1. The factual data submitted by the Community Development Division

in the staff report dated October 24, 2023, are true and correct.
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SECTION 2. This Commission finds, based upon the entire record:

Conditional Use Permit

1. The proposed use is consistent with the General Plan and any applicable
specific plan; and is allowed within the applicable zone, subject to the granting of a
Conditional Use Permit, and complies with all other applicable provisions of this
Development Code and the Municipal Code.

FACT: Approval of the Project is consistent with the Commercial land use
designation of the site. The site is zoned C-G, General Commercial. Arcadia Development
Code Section 9102.03.020, Table 2-8, allows drive-through facilities in the C-G zone
subject to the review and approval of a Conditional Use Permit. The Project complies with
all the development standards of the C-G zone, and it is consistent with the goals and
policies of the General Plan. The Commercial land use designation is intended to permit
a wide range of commercial uses which serve both neighborhood and citywide markets.
The designation allows a broad array of commercial uses, including fast food restaurants.
Therefore, the Project is consistent with the following General Plan goals and policies:

Land Use and Community Design Element

e Policy LU-6.7: Encourage a balanced distribution of commercial development
throughout the City, ensuring that neighborhoods and districts have adequate
access to local-serving commercial uses.

2. The design, location, size, and operating characteristics of the proposed

activity will be compatible with the existing and future land uses in the vicinity.

FACT: The Project’s design, location, size, and operating characteristics will be

compatible with the existing and future land uses in the vicinity. The property is located
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along E. Foothill Boulevard which is a commercial corridor that includes retail uses,
offices, restaurants, and banks. The Project will only alter the existing parking spaces and
drive-through and will not alter the existing restaurant building. The restaurant currently
operates from 7:00 a.m. to 7:00 p.m., everyday, with drive-through hours from 5:00 a.m.
to 12:00 a.m., everyday. The drive-through lane runs around the rear of the property and
will allow sufficient space for the proposed separate lane of circulation. Site and parking
lot lighting has been conditioned to have no light and glare at the property line. The site
will therefore be compatible with the adjacent commercial uses. The site has an adequate
number of parking spaces to accommodate the proposed use and its anticipated parking
demand, even with the proposed parking modification to reduce parking (see below
modification section). The drive-through lane, which can accommodate up to 14 vehicles,
would also help alleviate any additional customers in any case where there is unforeseen
excess parking demand on the site. Therefore, the Project will be compatible with existing
and future land uses in the vicinity.

3. The site is physically suitable in terms of:

a. Its design, location, shape, size, and operating characteristics of the proposed
use in order to accommodate the use, site improvements, loading, and parking;

FACT: The site is physically suitable to accommodate the Project. The site
currently contains a drive-through lane with a capacity for 11 vehicles. The Project would
allow the drive-through to operate with two ordering screens and increase the capacity of
the drive-through by three vehicles. A Drive-Through Evaluation provided by the Applicant
indicates the 14-vehicle capacity will be adequate to accommodate expected demand of

customers utilizing the drive-through. Although the site will provide less parking than the
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38 parking spaces required by the Development Code, a Parking Evaluation shows that
the site will have sufficient onsite parking to meet the projected parking demand and the
proposed drive-through lane will absorb any additional parking demand. Therefore, the
site is suitable to accommodate the Project.

B. Streets and highways adequate to accommodate public and emergency
vehicle (e.g., fire and medical) access;

FACT: The property is located on E. Foothill Boulevard, which is designed with the
capacity to accommodate both public and emergency vehicles. All adjacent and nearby
streets are adequate in width and pavement type to carry the traffic that could be
generated by the Project and to support emergency vehicle access.

C. Public protection services (e.g., fire protection, police protection, etc.).

FACT: The Project will only be altering the drive-through and parking lot.
Conditions of approval have been included to ensure the restaurant will be operated in a
safe manner, and not impact public protection services. The Project has been reviewed
by the Fire Department and Police Department and no concerns were raised. Therefore,
no impacts to public protection services are anticipated.

D. The provision of utilities (e.g., potable water, schools, solid waste collection
and disposal, storm drainage, wastewater collection, treatment, and disposal, etc.).

FACT: The Project will only be altering the drive-through and parking lot and the
site contains an existing restaurant building which can be adequately serviced by the
existing utilities. The Project does not require new construction on the existing building

and any lot improvements will be required to be constructed in a manner that will not
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impact the provision of utilities. Therefore, no impacts to the provision of utilities are
anticipated.

4. The measure of site suitability shall be required to ensure that the type,
density, and intensity of use being proposed will not adversely affect the public
convenience, health, interest, safety, or general welfare, constitute a nuisance, or be
materially injurious to the improvements, persons, property, or uses in the vicinity and
zone in which the property is located.

FACT: The Project and the type, density, and intensity of use being proposed will
not adversely affect the public health or welfare, or to the surrounding properties. The site
is surrounded by a commercial shopping center and the nearest residential property is
located more than 200 feet away. Additionally, the proposed ordering board locations
would face north towards the commercial structures in the adjacent commercial plaza and
would not negatively impact any of the surrounding uses. Onsite lighting is conditioned to
comply with the City’s lighting standards and ensure that any potential light and glare shall
terminate at the property lines. The Project would be an appropriate improvement for the
surrounding uses and along this corridor of Foothill Boulevard.

Drive-through and Drive-up Facilities

The Project meets the requirements of Development Code Section
9104.02.130 regarding drive-through and drive-up facilities.
1. The proposed use complies with all requirements set forth for the issuance of
the required planning entitlement.
FACT: The Project complies with all of the required development standards and

departmental requirements required for entittement. The Project is permitted per
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Development Code Section 9102.03.020, Table 2-8, subject to the approval of a
Conditional Use Permit and is in compliance with all the development standards of the C-
G zone. The Project has been reviewed by the various City departments and is suitable
for the site.

2. The proposed use will not substantially increase vehicular traffic on any street
in a residential zone.

FACT: The existing McDonald’s restaurant is located on an interior lot along E.
Foothill Boulevard and is not adjacent to any residential zones or streets, as it is
surrounded by commercial uses. E. Foothill Boulevard is a commercial corridor consisting
of various retail stores, restaurants, offices, and banks. Therefore, the Project will not
increase vehicular traffic on any street in a residential zone.

3. The proposed use will not lessen the suitability of any nearby commercially
zoned property for commercial use by interfering with pedestrian traffic.

FACT: The Project will be fully contained on site and will not interfere with any
pedestrian traffic. The adjacent commercial plaza will not have any of its pedestrian traffic
impeded as most of the commercial buildings in that plaza are located further to the north
on that site with parking for those commercial uses not being interfered by the Project.
Therefore, the suitability of those commercial uses will be maintained.

4. The proposed use will not create increased traffic hazards to pedestrians when
located near a school, place of worship, auditorium, theater or other place of assembly.

FACT: The property does not abut a school, place of worship, auditorium, theater
or other place of assembly and the nearest such use is Foothills Middle School, which is

far removed from any potential impacts or traffic hazards from the proposed drive-through
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improvements to this site. The Project will solely be focused on adding an additional drive-
through lane to increase the capacity and efficiency of the drive-through queue and no
pedestrian access on private or public property will be impeded.

5. Adequate conditions have been applied through the required planning
entitlement to prevent adverse impacts on surrounding properties with respect to noise,
trespass, and litter control.

FACT: The Project has been reviewed by the various City departments and
conditioned to prevent adverse impacts to any of the surrounding properties. The site is
surrounded by a commercial plaza that is not expected to be impacted by the proposed
improvements and the nearest residential property is located over 200 feet away from the
site. Conditions have been added to ensure that the new trash enclosure meets the City’s
standards and that any light or glare terminates at the property line for any new light
fixtures.

Administrative Modification

The Project meets at least one of the following:
1. Secure an appropriate improvement of a lot;
2. Prevent an unreasonable hardship; or
3. Promote uniformity of development
FACT: The Projectis proposing to provide 29 parking spaces in lieu of the required
38 spaces. The proposed parking modification will secure an appropriate improvement of
the lot because the existing drive-through can benefit from improvements for an increased
capacity in lieu of meeting the minimum parking requirements per the Development Code.

This location has seen the percentage of customers that utilize the drive-through increase
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from 63% of customers to 79% within the past two years, thereby only having 21% of their
customers walk into the restaurant to order food. Further, it has been determined that not
all of the existing 38 parking spaces on site are utilized. A parking evaluation determined
that, at most, 20 parking spaces were utilized by customers during peak hours. Therefore,
although the site would be deficient by nine (9) spaces, the proposed 29 parking spaces
will not be an issue as it will adequately serve the parking demand on site. The new drive-
through improvements would also be able to handle any unforeseen parking demand that
exceeds onsite parking availability. Therefore, a reduction in onsite parking from the 38
required parking spaces to the 29 spaces provided is not anticipated to cause any
potential impacts and would be an appropriate improvement for this lot in order to
accommodate the drive-through improvements for the increased drive-through demand.

Architectural Design Review

1. The proposal is consistent with the City’s Commercial Design Guidelines:

FACT: The proposed drive-through improvements and parking lot layout are
consistent with the City’'s Commercial Design Guidelines and all the applicable findings
under Site Plan and Design Review can be made since the improvements will not
adversely affect the current operations on the site, will not affect the surrounding uses,
and are compatible with the commercial developments along this portion of E. Foothill
Boulevard. No improvements or alterations are proposed for the existing restaurant
building on site. This is solely a Project to improve the capacity and efficiency of the
existing drive-through for the McDonald’s restaurant by adding an additional drive-through
lane. The Project has been designed in a manner that will not interfere with any pedestrian

or vehicular access on the adjacent commercial properties or within the public right-of-
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way. The design of the drive-through will maintain compatibility with the surrounding uses
on E. Foothill Boulevard which consists of various commercial uses including restaurants,
retail stores, and offices. Along with the site improvements, pockets of landscaping will
also be integrated into the parking lot. Therefore, the proposed site improvements to the
drive-through and parking lot are consistent with the City’s Design Guidelines and all the
applicable findings under Site Plan and Design Review.

SECTION 3. Pursuant to the provisions of the California Environmental Quality
Act (“CEQA”), this Project is subject to a Class 5 Categorical Exemption for a minor
alteration to land use limitations per Section 15305 of the CEQA Guidelines and a Class
32 Categorical Exemption as an infill-development project per Section 15332 of the CEQA
Guidelines.

SECTION 4. For the foregoing reasons the Planning Commission determines
that the Project is Categorically Exempt under the California Environmental Quality Act
(“CEQA”) Section 15305, Class 5, and 15332, Class 32, and approves Conditional Use
Permit No. CUP 23-05, Architectural Design Review No. ADR 22-11, and Planning
Commission Administrative Modification No. PC AM 22-03 to add an additional drive-
through lane to the existing drive-through lane and a parking modification to allow 29
parking spaces in lieu of the 38 parking spaces required at 143 E. Foothill Boulevard,
subject to the conditions of approval attached hereto.

SECTION 5. The Secretary shall certify to the adoption of this Resolution.
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Passed, approved and adopted this 24" day of October, 2023.

ATTEST:

Lisa L. Flores
Secretary

APPROVED AS TO FORM:

A/l

Michael J. Maurer
City Attorney

24347.00004\41737254.1
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Vincent Tsoi
Chair, Planning Commission
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RESOLUTION NO. 2136

Conditions of Approval

1. The project shall be developed and maintained by the Applicant/Property Owner
in a manner that is consistent with the plans submitted and conditionally
approved for CUP 23-05, ADR 22-11, and PC AM 22-03, subject to the approval
of the Deputy Development Services Director or designee.

2. The drive-through shall not be open for business anytime between 12:00 a.m.
and 5:00 a.m. of the following day.

3. All new exterior signage, including signage for the drive-through, shall be
reviewed and approved separately under a Sign Architectural Design Review
Application.

4. For any new light fixtures, an exterior parking lot lighting plan and photometric
lighting analysis shall be provided with the electrical plans to plan-check in
Building Services. The parking lot light fixtures shall have a blank metal insert to
ensure any potential light and glare terminates at zero at the property lines. The
style of the parking lot lights shall be reviewed and approved by the Deputy
Development Services Director, or designee, prior to plan-check review.

5. The Applicant/Property Owner shall comply with the latest adopted edition of the
following codes as applicable:

California Building Code

California Electrical Code

California Mechanical Code

California Plumbing Code

California Energy Code

California Fire Code

California Green Building Standards Code
California Existing Building Code

Arcadia Municipal Code

ELE T

~—"

~— N

6. The Property Owner/Applicant shall size the trash enclosure area accordingly. A
minimum of three bins/carts; one each for trash, recycling, and green waste/food
waste. For bins, there should be a one-foot clearance around each bin.

7. The Applicant/Property Owner shall comply with all City requirements regarding
building safety, fire prevention, detection, suppression, emergency access,
public right-of-way improvements, parking, water supply and water facilities,
sewer facilities, trash reduction and recycling requirements, and National
Pollutant Discharge Elimination System (NPDES) measures to the satisfaction
of the Building Official, Fire Marshal, Public Works Services Director, and Deputy
Development Services Director, or their respective designees. Compliance with

12
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these requirements is to be determined by having fully detailed construction
plans submitted for plan check review and approval by the foregoing City officials
and employees.

8. To the maximum extent permitted by law, the Applicant/Owner must defend,
indemnify, and hold the City, any departments, agencies, divisions, boards,
and/or commissions of the City, and its elected officials, officers, contractors
serving as City officials, agents, employees, and attorneys of the City
(“Indemnitees”) harmless from liability for damages and/or claims, actions, or
proceedings for damages for personal injuries, including death, and claims for
property damage, and with respect to all other actions and liabilities for damages
caused or alleged to have been caused by reason of the Applicant’s activities in
connection with CUP 23-05, ADR 22-11, and PC AM 22-03 (“Project”), and which
may arise from the direct or indirect operations of the Applicant or those of the
Applicant’s contractors, agents, tenants, employees or any other persons acting
on Applicant’s behalf, which relate to the development and/or construction of the
Project. This indemnity provision applies to all damages and claims, actions, or
proceedings for damages, as described above, regardless of whether the City
prepared, supplied, or approved the plans, specifications, or other documents for
the Project.

In the event of any legal action challenging the validity, applicability, or
interpretation of any provision of this approval, or any other supporting document
relating to the Project, the City will notify the Applicant of the claim, action, or
proceedings and will cooperate in the defense of the matter. The Applicant must
indemnify, defend and hold harmless the Indemnitees, and each of them, with
respect to all liability, costs and expenses incurred by, and/or awarded against,
the City or any of the Indemnitees in relation to such action. Within 15 days’
notice from the City of any such action, the Applicant shall provide to the City a
cash deposit to cover legal fees, costs, and expenses incurred by City in
connection with defense of any legal action in an initial amount to be reasonably
determined by the City Attorney. The City may draw funds from the deposit for
such fees, costs, and expenses. Within 5 business days of each and every notice
from City that the deposit has fallen below the initial amount, Applicant shall
replenish the deposit each and every time in order for City’s legal team to
continue working on the matter. The City shall only refund to the Developer any
unexpended funds from the deposit within 30 days of: (i) a final, non-appealable
decision by a court of competent jurisdiction resolving the legal action; or (ii) full
and complete settlement of legal action. The City shall have the right to select
legal counsel of its choice. The parties hereby agree to cooperate in defending
such action. The City will not voluntarily assist in any such third-party
challenge(s). In consideration for approval of the Project, this condition shall
remain in effect if the entitlement(s) related to this Project is rescinded or
revoked, at the request of the Applicant or not.

13
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9. Approval of CUP 23-05, ADR 22-11, and PC AM 22-03 shall not be in effect
unless the Property Owner and Applicant have executed and filed the
Acceptance Form with the City on or before 30 calendar days after the Planning
Commission has adopted the Resolution. The executed Acceptance Form
submitted to the Development Services Department is to indicate awareness and
acceptance of the conditions of approval.

14
24347.00004\41737254.1
68



Attachment No. 2

Aerial Photo and Zoning Information and
Photos of the Subject Property
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Y /A RGCALMMA Parcel Number: 5771-021-017
Site Address: 143 E FOOTHILL BLVD

Property Owner(s): Property Owner

General Plan:

Lot Area (sq ft):

Main Structure / Unit (sq. ft.):
Year Built:

Number of Units:

Architectural Design Overlay:

Downtown Overlay:
Downtown Parking Overlay:
Parking Overlay:

Racetrack Event Overlay:
Residential Flex Overlay:
Special Height Overlay:

! IIIII i

Parcel location within City of Arcadia 0

This map is a user generated static output from an Internet mapping site and is for Report generated 19-Oct-2023
reference only. Data layers that appear on this map may or may not be accurate, current,

) . Page 1 of 1
or otherwise reliable.




SITE PHOTOS
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DRIVE-THROUGH ENTRANCE ON EAST SIDE

PARKING SPACES AT REAR OF PROPERTY
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EXISTING ORDERING SCREEN AT REAR OF PROPERTY
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Attachment No. 3

Site Plan



SITE INFORMATION

APN. 5771-021-017
ETR BUILDING FLOOR AREA : 3,293 SF
PARKING REQUIREMENT. 1/100 SF
EXISTING STALLS: 38 STALLS.
STALLS REQUIRED; £3,293 SF @ 1/100 SF = 33 STALLS +
32 PATIO SEATS @ 1/6 SEATS = 5 STALLS
TOTAL: 38 STALLS
STALLS PROPOSED: 29 STALLS.
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R
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SITE PLAN
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Attachment No. 4

Drive-Through Evaluation

Attachment No. 4
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CROSSROADS

June 5, 2023

Mr. Carlos Madrigal

McDonald’s USA, LLC

18565 Jamboree Road, Suite 850
Irvine CA 92612

SuUBJECT: McDONALD’s — FOOTHILL BOULEVARD DRIVE-THRU EVALUATION

Dear Mr. Carlos Madrigal:

We are pleased to submit the following Drive-Thru Evaluation for the proposed McDonald’s — Foothill
Boulevard remodel (referred to as “Project”). The Project is located at 143 Foothill Boulevard in the
City of Arcadia as shown on Exhibit A. This Drive-Thru Evaluation is intended to determine if the
proposed circulation plan provides adequate on-site drive-thru storage capacity to accommodate the
peak on-site vehicle demands.

ExHIBIT A: LocaTion MaP

14623-06D Drive-Thru Evaluation
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 2 of 5

INTRODUCTION

The Project site is currently occupied by an existing 3,293 square foot (sf) building. The restaurant also
includes a 939-sf basement and an outdoor dining area with 32 patio seats. The proposed project
consists of constructing drive-through modifications to the existing fast food restaurant use, as shown

on Exhibit B.

ExHIBIT B: PROPOSED SITE PLAN
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 3 of 5

The proposed building will implement many of the current McDonald’s restaurant design
improvements. McDonald’s restaurants are designed to optimize operations, drive-thru lane
configurations, parking, and on-site circulation. McDonald’s understands that the drive-thru wait time
directly impacts the customer experience and sales. To reduce the vehicle drive-thru wait time,
McDonald’s has developed equipment and procedures to improve cook times and crew efficiency.
These improvements include dual order boards (or Side-By-Side drive-thru) that enables customers to
place orders earlier. The Side-By-Side drive-thru allows two cars to stack next to each other. This
allows the kitchen more cook time to prepare the food to have it ready by the time the customer gets
to the pickup window. For a Side-By-Side drive-thru, approximately 180 seconds would elapse from
the time the customer completes the order to the time the customer picks up the order from the
window. Overall, the Side-By-Side drive-thru decreases total wait time and total stacking lengths
during peak demands. Recognizing the benefits of the dual order boards, nearly all rebuilds, and newly
constructed McDonald’s restaurants employ this more efficient design configuration.

DRIVE-THRU LANE

The proposed McDonald’s — Foothill Boulevard Circulation plan prepared on February 7, 2022 by Bickel
Group Architecture, as shown on Exhibit B, indicates that the drive-thru lane will provide storage

capacity for 14 vehicles.

It should be noted that approximately 20 to 25 feet per vehicle is an industry standard used to
estimate the length needed for a queued vehicle. However, since the drive-thru operations involve
relatively low speeds, a slightly shorter distance between vehicles is often observed. This can result in
allowing more vehicles to queue in a given length. While a reduced queue length is appropriate, this
analysis relies on a more conservative vehicle length of 25 feet per queued vehicle.

REFERENCE DRIVE-THRU LANE DATA COLLECTION

To evaluate the proposed dual drive-thru order board configuration, Urban Crossroads, Inc. collected
drive-thru queuing data at three reference McDonald’s restaurant locations. The Brea location was
surveyed once in 2017 and once again in 2021. The four reference queuing surveys shown on Table 1
were collected at similar McDonald’s locations. Table 1 presents the existing weekday drive-thru
queuing data for the breakfast and lunch conditions. The reference queueing data includes a count of
each vehicle entering the drive-thru lane during peak breakfast and lunch activity. In addition, the
counts describe the total number of vehicles queued in the drive-thru lane at any time. This includes
vehicles queued at the pickup window, cashier window, and order board.

14623-060 Drive-Thru Evaluation URBAN
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 4 of 5
TABLE 1: REFERENCE DRIVE-THRU QUEUEING DATA SUMMARY
Average Vehicle Queue Peak Vehicle Queue
Location AM MD AM MD
(7am-9am) (11am-1pm) (7am-9am) (11am-1pm)

Brea’ 8 8 12 12
Brea? 6 6 11 14
La Palma® 7 5 10 12
South Gate* 6 5 10 9

* Based on counts collected at the McDenald's located at 825 Imperial Highway on Tuesday, September 26, 2017 (Appendix A).

? Based on counts collected at the McDonald's located at 825 Imperial Highway on Tuesday, September 28, 2021 (Appendix B).

* Based on counts collected at the McDonald's located at 5062 Orangethorpe Avenue on Thursday, September 28, 2017 (Appendix C).
* Based on counts collected at the McDonald's located at 3309 Tweedy Boulevard on Tuesday, October 3, 2017 (Appendix D).

Table 1 shows that the peak observed vehicle queue lengths in the drive-thru lane ranged from 9 to 14
vehicles. The average vehicle queue at the three reference McDonald’s locations ranged from 5 to 8
vehicles. The maximum number of total vehicles observed in the drive-thru never exceeded 14
vehicles at any of the four reference locations.

DRIVE-THRU QUEUING ANALYSIS

Since the proposed McDonald’s — Foothill Boulevard Circulation Plan provides a drive-thru storage
capacity of 14 vehicles, the proposed drive-thru lane will accommodate the reference average queue
length of 7 vehicles. At no time does the existing or reference peak queue exceed a maximum of 14
vehicles.

The drive-thru queuing analysis demonstrates that the maximum vehicle queue of 14 vehicles can be
accommodated within the drive-thru. The site plan provides adequate drive-thru storage capacity to
serve the average queue length of 7 vehicles within the drive-thru lane. During peak drive-thru
demands, the site plan can accommodate a total of 14 vehicles within the drive-thru, which would
provide sufficient capacity to support peak vehicle queuing. It should be noted that the proposed
Project will increase the drive-thru capacity of the existing McDonald’s restaurant. During peak
queuing, additional capacity for vehicles beyond the pick-up window is available. Vehicles will wait in
the designated area and an employee will deliver the order to the vehicle.

CONCLUSIONS

The Project site is currently occupied by an existing 3,293 square foot (sf) building. The restaurant also
includes a 939-sf basement and an outdoor dining area with 32 patio seats. The proposed project
consists of constructing drive through modifications to the existing fast food restaurant use, located at
143 Foothill Boulevard, in the City of Arcadia.

14623-06D Drive-Thru Evaluation O URBAN
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 5 of 5

Our evaluation indicates that the proposed drive-thru lane will provide sufficient capacity to
accommodate average vehicle demands for the proposed McDonald’s — Foothill Boulevard. The
McDonald’s — Foothill Boulevard drive-thru analysis suggests that the Project provides stacking
accommodations for approximately 14 vehicles. Our review also suggests that the drive-thru storage is
anticipated to support peak queuing within the drive-thru. During peak queuing, additional capacity for
vehicles beyond the pick-up window is available. Vehicles will wait in the designated area and an
employee will deliver the order to the vehicle.

If you have any questions, please contact me directly at rvu@urbanxroads.com.
Respectfully submitted,
URBAN CROSSROADS, INC.

=

Jose Alire, P.E. Robert Vu, P.E.
Senior Traffic Engineer Transportation Engineer
14623-050 Drive-Thru Evalugtion URBAN
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APPENDIX A:

REFERENCE SURVEY 2017 (825 IMPERIAL HIGHWAY, BREA)
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Vehlcle Que-ue Seniiig - Total Vehicle| Departure Service
Time Order Cashier Pllck-up _— Time Time
Board Window Window
7:01:20 3 2 2 8 7:06:19 04:59
7:01:59 4 3 2 9 7:07:26 05:27
7:03:37 2 3 2 7 7:08:16 04:39
7:06:33 1 0 2 3 7:09:11 02:38
7:06:54 2 0 2 4 7:11:30 04:36
7:07:01 3 0 2 5 1:13:25 06:24
7:07:08 4 0 2 6 7:14:15 07:07
7:07:15 4 1 2 7 7:15:49 08:34
7:08:35 3 2 2 7 7:16:34 07:59
7:10:59 3 3 2 8 7:18:51 07:52
7:11:32 3 3 2 8 7:19:16 07:44
7:11:59 2 3 2 7 7:19:58 07:59
7327 2 3 2 7 7:20:52 07:25
7:13:38 3 3 2 8 7:22:33 08:55
7:14:53 4 3 2 9 7:23:57 09:04
7:16:39 3 2 2 7 7:26:53 10:14
7:17:04 4 2 2 8 7:25:04 08:00
7:17:16 5 2 2 9 7:27:23 10:07
11757 5 3 2 10 7:28:02 10:05
7:19:23 4 3 2 9 7:27:35 08:12
7:20:00 4 2 2 9 7:29:34 09:34
7:21:15 4 3 2 9 7:28:35 07:20
7:21:36 5 3 2 10 7:29:59 08:23
7:22:19 6 3 2 11 7:28:53 06:34
7:24:00 5 3 2 10 7:31:44 07:44
7:25:10 5 3 2 10 7:32:48 07:38
7:27:27 ) 3 2 9 7:33:28 06:01
7:29:07 2 3 2 7 7:32:11 03:04
7:30:13 2 2 1 5 7:34:23 04:10
7:30:45 3 2 1 6 7:35:11 04:26
s s 4 2 1 7 7:36:00 04:49
7:32:50 2 2 1 5 7:37:15 04:25
7:33:19 2 2 1 6 7:39:33 06:14
7:33:53 3 2 1 6 7:39:18 05:25
7:34:28 3 2 1 6 7:39:54 05:26
7:36:07 2 2 1 5 7:41:44 05:37

2_Breaz20170926CountAM
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Eehicie Que‘ue Sl Total Vehicle| Departure Service
) Order Cashier Pick-up ; ;
Time . . Queue Time Time
Board Window Window
7:37:18 2 3 1 6 7:42:17 04:59
7:37:26 3 3 1 7 7:41:20 03:54
3735 4 2 2 8 7:45:18 07:43
7:37:45 5 2 2 9 7:43:06 05:21
7:38:59 6 3 i 10 7:46:25 07:26
7:39:37 5 2 1 8 7:47:25 07:48
7:39:47 5 2 2 9 7:48:14 08:27
7:43:08 2 3 1 6 7:50:41 07:33
7:44:03 3 3 1 7 7;52:37 08:34
7:45:33 2 2 2 6 7:54:07 08:34
7:46:30 3 2 1 6 7:54:38 08:08
7:47:06 3 2 2 7 7:55:55 08:49
7:48:15 3 2 1 6 7:57:02 08:47
7:48:57 3 2 2 7 1:57:51 08:54
7:49:38 3 3 2 8 7:56:32 06:54
7:50:53 3 3 2 8 7:57:35 06:42
7:51:30 4 3 2 9 7:58:48 07:18
7:53:09 4 3 2 9 8:00:21 07:12
7:55:01 3 3 2 8 8:00:56 05:55
7:56:03 3 3 2 8 8:01:22 05:19
7:56:14 4 3 2 9 7:59:53 03:39)
7:56:22 D 3 2 10 8:01:54 05:32
7:58:50 2 3 2 7: 8:04:03 05:13
7:59:22 3 3 2 8 8:05:08 05:46
8:01:56 1 0 2 3 8:06:37 04:41
8:02:02 2 0 2 ) 8:06:14 04:12
8:02:08 3 0 2 5 8:07:53 05:45
8:03:26 2 1 2 5 8:08:38 05:12
8:03:49 3 1 2 6 8:10:30 06:41
8:05:11 2 2 2 6 8:13:17 08:06
8:06:39 2 2 1 5 8:12:04 05:25
8:06:53 3 2 1 6 8:14:54 08:01
8:06:56 3 2 2 7 8:13:41 06:45
8:07:01 4 2 2 8 8:14:20 07:19
8:11:30 2 2 2 6 8:16:55 05:25
8:11:41 3 2 2 7 8:18:33 06:52
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Vehide Que-ue Bgtilng - Total Vehicle| Departure Service
Time Order C?Sh'er P'_Ck'uP Queue Time Time
Board Window Window
8:12:13 3 2 2 7 8:19:42 07:29
2:12:51 3 3 2 8 8:21:37 08:46
8:13:04 4 3 2 9 8:20:47 07:43
8:15:11 2 2 2 6 8:22:37 07:26
8:15:13 3 4 2 7 8:24:30 09:17
8:15:14 4 2 2 8 8:26:50 11:36
8:18:45 2 3 2 7 8:27:29 08:44
8:18:52 3 3 2 8 8:27:04 08:12
8:20:04 3 3 2 8 8:29:59 09:55
8:20:11 4 3 2 9 8:31:29 11:18
8:21:59 3 3 2 8 8:32:14 10:15
8:24:08 3 3 2 8 8:33:29 09:21
8:25:21 3 3 2 8 8:35:12 09:51
8:25:44 4 3 2 9 8:35:32 09:48
8:27:38 2 3 2 7 8:32:49 05:11
8:28:58 3 3 2 8 8:37:32 08:34
8:29:17 4 3 2 9 8:40:06 10:49
8:29:26 5 3 2 10 8:39:40 10:14
8:30:19 5 3 2 10 8:42:56 12:37
8:31:12 5 3 2 10 8:41:53 10:41
8:31:32 6 3 2 11 8:42:09 10:37
8:31:54 7 3 2 12 8:44:00 12:06
8:33:13 2 3 2 12 8:46:11 12:58
8:36:58 4 3 2 9 8:47:15 10:17
8:39:14 5 3 2 10 8:45:37 06:23
8:41:04 3 3 2 8 8:48:33 07:29
8:45:38 1 2 1 4 8:49:47 04:09
8:46:02 2 2 1 5 8:51:22 05:20
8:48:02 1 1 2 4 8:52:17 04:15
8:49:27 1 £l 2 4 8:51:53 02:26
8:50:42 1 2 2 5 8:55:26 04:44
8:50:56 2 2 2 6 8:55:56 05:00
8:51:05 3 2 2 7 8:56:36 05:31
8:51:14 4 2 2 8 8:57:38 06:24
8:51:34 4 2 2 8 8:59:38 08:04
8:52:42 3 3 2 8 8:58:56 06:14
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival lalliis Que.ue Eehind - Total Vehicle| Departure Service
Time Order C?Sh'er Pick-up Queue Time Time
Board Window Window
8:53:09 4 3 2 9 9:00:32 07:23
8:53:18 5 3 2 10 9:01:47 08:29
8:57:10 2 2 2 6 9:02:17 05:07
8:57:57 3 1 2 6 9:02:47 04:50
8:59:04 2 2 2 6 9:04:09 05:05
Peak 7 3 2 12 12:58
Average 4 3 2 8 07:12
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Vehicte Que-ue Saning - Total Vehicle| Departure Service
Time Order Cashier Pick-up P Time Time
Board Window Window
11:00:39 1 1 2 4 11:07:16 06:37
11:00:40 2 1 74 5 11:08:04 07:24
11:00:42 3 i 2 6 11:10:26 09:44
11:00:43 4 1 2 7 11:09:32 08:49
11:02:56 2 3 2 7 11:12:37 09:41
11:03:02 3 3 2 8 11:10:33 07:31
11:05:06 3 3 2 8 11:12:07 07:01
11:07:27 2 3 2 7 11:13:36 06:09
11:11:30 1 1 2 4 11:15:45 04:15
11:11:52 2 1 2 5 11:16:34 04:42
11:13:42 1 0 2 3 11:17:43 04:01
11:14:45 1 i | 2 4 11:19:17 04:32
11:15:48 1 i 2 4 11:19:26 03:38
11:15:54 2 1 2 5 11:19:59 04:05
11:16:02 3 1 2 6 11:23:15 07:13
11:17:07 3 2 2 7 11:22:55 05:48
11:17:48 4 2 2 8 11:24:47 06:59
11:19:30 1 2 2 5 11:24:56 05:26
11:20:03 2 1 2 5 11:28:19 08:16
11:22:12 1 3 2 6 11:26:30 04:18
11:22:41 2 3 2 7 11:29:06 06:25
11:23:33 3 3 2 6 11:30:46 07:13
11:23:44 2 3 2 7 11:30:14 06:30
11:23:54 3 3 2 8 11:31:04 07:10
11:23:59 4 3 2 9 11:32:48 08:49
11:25:17 3 3 2 8 11:33:37 08:20
11:27:25 3 3 2 8 11:35:05 07:40
11:29:58 4 3 2 9 11:34:38 04:40
11:30:24 4 3 2 9 11:36:20 05:56
11:30:34 5 3 2 10 11:38:49 08:15
11:32:57 2 2 2 6 11:39:02 06:05
11:33:05 3 2 2 7 11:38:42 05:37
11:35:33 2 2 2 6 11:40:58 05:25
11:35:44 3 2 2 7 11:42:44 07:00
11:37:45 3 2 2 7 11:43:26 05:41
11:38:04 3 3 2 8 11:43:36 05:32
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Xehigle Que‘ue Betwnd - Total Vehicle| Departure Service
Time Order C?shler Pl‘ck-up Qusue Time Time
Board Window Window
11:38:21 4 3 2 9 11:44:31 06:10
11:38:29 5 3 2 10 11:45:57 07:28
11:39:08 3 2 2 7 11:45:39 06:31
11:39:35 4 2 2 8 11:46:43 07:08
11:41:34 3 3 2 8 11:45:07 03:33
11:42:01 4 3 2 9 11:49:00 06:59
11:42:51 4 3 2 9 11:50:39 07:48
11:43:40 3 3 2 8 11:52:27 08:47
11:43:48 4 3 2 9 11:52:08 08:20
11:47:16 1 2 2 5 11:54:11 06:55
11:47:40 2 2 2 6 11:53:46 06:06
11:49:09 2 2 2 6 11:56:34 07:25
11:45:28 3 2 2 7 11:56:21 06:53
11:51:13 3 2 2 7 11:58:18 07:05
11:52:52 2 2 2 6 11:57:16 04:24
11:53:57 2 2 2 6 11:59:35 05:38
11;55:13 2 2 2 6 12:03:01 07:48
11:55:43 3 2 2 7 12:01:32 05:49
11:56:55 2 2 2 6 12:02:26 05:31
11:58:53 1 2 2 5 12:06:44 07:51
11:59:14 2 2 2 6 12:05:31 06:17
12:01:08 2 2 2 6 12:10:02 08:54
12:02:00 2 2 2 6 12:11:08 09:08
12:03:07 1. 2 2 5 12:10:19 07:12
12:03:36 1 3 2 6 12:11:36 08:00
12:04:23 2 3 2 7 12:12:15 07:52
12:04:34 3 3 2 8 12:14:43 10:09
12:05:01 4 3 2 9 12:13:47 08:46
12:05:35 4 3 2 9 12:14:04 08:29
12:07:31 4 3 2 9 12:14:19 06:48
12:07:47 5 3 2 10 12:16:43 08:56
12:08:20 6 3 2 11 12:15:24 07:04
12:08:32 7 3 2 12 12:16:10 07:38
12:11:51 4 3 2 9 12:17:32 05:41
12:12:03 5 3 2 10 12:18:30 06:27
12:12:55 6 3 2 11 12:20:07 07:12
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Setile Que‘ue Sehiived . Total Vehicle| Departure Service
Time - C?shrer Pick-up Queue Time Time
Board Window Window
12:14:54 3 2 2 7 12:21:14 06:20
12:15:30 3 2 2 7 12:21:57 06:27
12:15:37 3 3 2 8 12:21:26 05:49
12:15:42 4 3 2 9 12:23:22 07:40
12:17:43 2 3 2 7 12:26:05 08:22
12:15:40 2 3 2 7 12:25:24 05:44
12:19:46 3 3 2 8 12:29:36 09:50
12:20:38 3 3 2 8 12:28:00 07:22
12:20:40 4 3 2 9 12:28:28 07:48
12:23:26 74 2 2 6 12:32:43 09:17
12:24:30 3 2 2 7 12:33:55 09:25
12:24:41 4 2 2 8 12:35:28 10:47
12:25:10 4 3 2 9 12:34:38 09:28
12:27:02 3 3 7. 8 12:34:56 07:54
12:29:23 2 2 2 6 12:37:19 07:56
12:30:20 3 2 2 I 12:38:44 08:24
12:30:44 3 3 2 8 12:41:03 10:19
12:34:03 2 3 2 7 12:41:32 07:29
12:38:47 i 0 2 3 12:42:43 03:56
12:38:59 2 0 Z 4 12:44:26 05:27
12:41:06 1 1 2 4 12:43:48 02:42
12:41:11 2 1 2 5 12:46:04 04:53
12:42:56 1 1 2 4 12:48:33 05:37
12:43:14 2 1 2 L 12:50:26 07:12
12:43:24 3 1 2 6 12:49:16 05:52
12:43:30 4 1 2 7 12:51:12 07:42
12:45:02 2 2 2 6 12:52:00 06:58
12:46:21 2 2 2 6 12:53:41 07:20
12:48:39 1 3 2 6 12:55:23 06:44
12:50:115 1 3 2 6 12:54:35 04:20
12:50:49 2 3 2 7 12:56:38 05:49
12:52:03 1 2 2 5 12:56:50 04:47
12:52:30 2 2 2 6 12:58:25 05:55
12:52:40 3 2 2 7 12:59:16 06:36
12:53:47 3 2 2 7 12:58:34 04:47
12:54:21 4 2 2 8 13:00:58 06:37
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 825 Imperial Highway, Brea Date: 9/26/2017
Analyst: S. Turner
Arrival Voo w Cyisus Dehingl Total Vehicle| Departure | Service
Time Order C?Sh'er Hckawp Queue Time Time
Board Window Window
12:55:03 4 2 2 8 13:02:18 07:15
12:55:11 4 3 2 9 13:01:22 06:11
12:56:24 5 3 2 10 13:02:53 06:29
12:56:53 4 2 2 8 13:03:32 06:39
12:58:00 4 3 2 9 13:04:36 06:36
Peak 7 3 2 12 10:47
Average 3 3 2 8 06:51
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APPENDIX B:

REFERENCE SURVEY 2021 (825 IMPERIAL HIGHWAY, BREA)

14623-06D Drive-Thru Evaluation 0 URBAN
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LOCATION:

CITY:

McDonalds
825 Imperial Highway, Brea

DRIVE THRU SURVEY

DAY: Tuesday
DATE: 9/28/2021

TIME

PickUp Window
To Order Board

Order Board
to DT Entrance

DT Entrance
into Street

TOTAL

7:00

7:05

7:10

7:15

7:20

7:25

7:30

7:35
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7:45
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(=]
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7:55
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8:05

8:10
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V|| W
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8:40

8:45

8:50

8:55
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Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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LOCATION:

CITY:

McDonalds
825 Imperial Highway, Brea

DRIVE THRU SURVEY

DAY: Tuesday
DATE: 9/28/2021

TIME

PickUp Window
To Order Board

Order Board
to DT Entrance

DT Entrance
into Street

TOTAL

11:00

11:05

11:10

11:15

11:20

11:25

11:30

11:35

11:40

11:45

11:50

11:55

12:00

12:05

12:10
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Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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APPENDIX C:

REFERENCE SURVEY (5062 ORANGETHORPE AVENUE, LA PALMA)

14623-06D Drive-Thru Evaluation 0 URBAN

CROSSROADS
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival el Que'ue il - Total Vehicle| Departure Service
. Order Cashier Pick-up : :
Time . . Queue Time Time
Board Window Window
7:01:16 3 3 2 8 7:05:07 03:51
7:01:41 4 3 2 9 7:05:39 03:58
7:02:03 4 3 2 9 7:06:54 04:51
7:02:19 5 3 2 10 7:07:02 04:43
7:03:26 4 3 2 9 7:08:16 04:50
7:06:17 1 1 2 4 7:09:06 02:49
7:07:07 2 0 1 3 7:10:45 03:38
7:07:21 2 X I 1 4 7:11:18 03:57
7:07:52 2 1 2 S 7:12:08 04:16
7:08:07 3 1 2 6 7:13:35 05:28
7:08:34 3 1 2 6 7:14:23 05:49
7:10:14 2 2 2 6 7:16:27 06:13
7:10:33 3 2 2 7 7:14:58 04:25
7:12:41 1 Z 2 5 7:15:15 03:04
7:12:13 2 2 2 6 7:17:19 05:06
7:12:25 3 2 2 7 7:17:39 05:14
7:13:38 2 3 2 7 7:18:03 04:25
7:14:28 2 3 2 7 7:19:21 04:53
Fi15:27 1 3 2 6 7:21:21 05:54
7:16:31 1 3 2 6 7:21:46 05:15
7:18:58 1 1 2 ) 7:22:07 03:09
7:19:41 2 0 2 4 7:23:44 04:03
7:19:58 2 1 2 5 7:22:40 02:42
7:20:11 3 i 2 6 7:25:07 04:56
7:20:28 3 2 2 7 7:25:30 05:02
7:21:49 1 2 2 5 7:26:04 04:15
7:22:00 2 2 2 6 7:28:03 06:03
7:22:56 2 2 2 6 7:29:25 06:29
7:23.25 3 2 2 7 7:29:55 06:30
7:23:34 4 2 2 8 7:28:56 (5:22
7:24:10 4 3 2 9 7:32:39 08:29
7:24:26 5 3 2 10 7:32:12 07:46
7:25:36 2 3 2 8 7:33:57 08:21
7:27:43 3 3 2 8 7:34:14 06:31
7:28:06 3 3 2 8 7:34:34 06:28
7:30:00 2 2 2 6 7:35:03 05:03
3_LaPalma20170928CountAM O Lum)qgﬁg

99



AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival Vehicle Que!.te B - Total Vehicle| Departure Service
. Order Cashier Pick-up ;i .
Time . . Queue Time Time
Board Window Window
73117 2 3 2 7 7:37:29 06:12
7:31:24 3 3 2 8 7:38:13 06:49
7:31:31. 4 3 2 9 7:39:50 08:19
7:34:38 2 2 1 5 7:41:06 06:28
7:35:09 2 3 0 5 7:40:25 05:16
7:36:34 3 3 0 6 7:41:47 05:13
7:38:07 2 2 2 6 7:42:30 04:23
7:39:06 2 2 2 6 7:43:09 04:03
7:39:21 3 2 2 7 7:43:44 04:23
7:40:02 2 3 2 7 7:44:28 04:26
7:40:39 2 3 2 7 7:44:59 04:20
7:40:48 3 2 2 7 7:46:23 05:35
7:41:11 3 3 2 8 7:45:38 04:27
7:41:39 4 3 2 9 7:46:53 05:14
7:43:20 2 3 p: 7 7:47:40 04:20
7:43:55 2 3 2 7 7:48:26 04:31
7:45:11 1 3 2 6 7:48:38 03:27
7:45:58 1 3 2 6 7:49:51 03:53
7:46:38 2 2 2 6 7:50:23 03:45
7:47:52 2 2 1 5 7:51:42 03:50
7:48:02 3 2 1 6 7:52:29 04:27
7:48:57 1 2 2 5 7:53:54 04:57
7:49:59 1 2 2 5 7:55:04 05:05
7:51:10 1 2 2 5 7:55:38 04:28
7:51:45 2 2 2 6 7:55:54 04:39
7:53:12 1 2 2 5 7:56:46 03:34
7:54:24 1 2 2 5 7:58:01 03:37
7:54:29 2 2 2 6 7:58:33 04:04
7:54:38 3 2 2 7 7:59:08 04:30)
7:55411 2 2 2 7 8:01:03 05:52
7:56:19 1 3 2 6 8:00:23 04:04
7:58:02 1 2 2 = 8:01:57 03:55
7:58:09 2 2 2 6 8:02:46 04:37
7:58:42 2 2 2 6 8:03:12 04:30
8:00:16 1 3 2 6 8:03:26 03:10
8:00:45 2 2 2 6 8:04:35 03:50]
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival Vehicie Que.ue Lol -~ Total Vehicle| Departure Service
Time Order C&-lshler Pl.ck-up — Tiitii Time
Board Window Window
8:00:57 3 2 2 7 8:05:30 04:33
8:02:21 1 2 2 5 8:06:50 04:29
8:02:23 2 2 2 6 8:06:29 04:06
8:02:24 3 2 2 7 8:08:45 06:21
8:03:54 2 2 2 6 8:07:26 03:32
8:04:15 3 2 2 7 8:10:09 05:54
8:05:11 3 2 2 i 8:10:41 05:30
8:05:33 4 2 1 7 8:09:56 04:23
8:07:30 1 2 2 5 8:11:27 03:57
8:09:39 it 2 2 5 8:13:14 03:35
8:10:44 1 1 1 3 8:13:56 03:12
8:10:55 2 1 1§ 4 8:14:21 03:26
8:11:05 3 1 1 5 8:14:49 03:44
8:11:12 4 1 1. 6 8:15:22 04:10
8:12:27 2 2 Z 6 8:17:05 04:38
8:12:34 3 2 2 7 8:16:36 04:02
8:13:05 2 3 2 7 8:18:07 05:02
8:13:43 3 3 2 8 8:17:14 03:31
8:14:30 2 3 2 7 8:18:47 04:17
8:14:32 3 3 2 8 8:18:55 04:23
8:15:11 3 3 2 8 8:19:27 04:16
8:16:18 3 3 2 8 8:22:05 05:47
8:18:25 1 2 2 5 8:22:30 04:05
8:19:29 1 1 i 3 8:23:11 03:42
8:20:55 1 1 2 4 8:25:38 04:43
8:21:45 2 1 2 5 8:26:45 05:00
8:21:56 3 1 2 6 8:27:45 05:49
8:22:33 2 2 i 5 8:28:07 05:34
8:22:58 2 2 2 6 8:29:36 06:38
8:25:14 1 3 2 6 8:28:36 03:22
8:26:54 1 2 2 5 8:29:58 03:04
8:27:22 2 2 2 6 8:31:31 04:09
8:28:48 1 1 2 4 8:33:57 05:09
8:28:55 2 1 2 5 8:34:39 05:44
8:29:43 1 2 2 5 8:38:45 09:02
8:30:53 2 2 1 5 8:39:38 08:45
3_LaPalma20170928CountAM O C‘,!!E‘E&Q
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival xrile Que.ue Eciing - Total Vehicle| Departure Service
Time Qiles C;.:shler P'_Ck_uP Queue Time Time
Board Window Window
8:31112 3 2 1 6 8:38:59 07:47
8:31:22 4 2 il 7 8:40:29 09:07
8:32:22 3 2 2 7 8:42:05 09:43
8:33:23 3 3 2 8 8:41:40 08:17
8:35:02 2 3 1 6 8:42:30 07:28
8:39:47 1 2 2 5 8:45:23 05:36
8:39:58 2 2 2 6 8:46:51 06:53
8:40:33 2 2 2 6 8:46:27 05:54
8:41:22 2 3 2 7 8:48:03 06:41
8:43:11 1 2 2 5 8:48:56 05:45
8:43:13 2 2 2 6 8:51:02 07:49
8:45:54 1 3 2 6 8:51:48 05:54
8:46:53 2 1 2 5 8:51:23 04:30
8:47:46 2 2 2 6 8:53:37 05:51
8:47:49 3 2 2 7 8:55:36 07:47
8:48:32 3 3 2 8 8:55:47 07:15
8:49:42 2 3 2 7 8:56:06 06:24
8:50:03 3 3 2 8 8:57:31 07:28
8:50:51 4 3 2 9 8:56:30 05:39
8:50:52 ) 3 2 10 8:57.03 06:11
8:53:54 3 2 2 7 8:58:48 04:54
8:55:30 3 3 2 8 8:59:51 04:21
8:59:27 1 0 1 2 9:03:28 04:01
Peak 5 3 2 10 09:43
Average 3 3 2 7 05:09
. (®»URBAN
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival Lol Que.ue iU - Total Vehicle| Departure Service
Time i C?sh:er P'_CR-UP Queue Time Time
Board Window Window
11:00:35 i} 1 2 4 11:04:29 03:54
11:05:24 1 0 0 1 11:08:48 03:24
11:05:36 2 0 0 2 11:08:15 02:39
11:07:45 1 1 1 3 11:11:21 03:36
11:08:50 1 1 0 2 11:13:14 04:24
11:09:12 2 0 1 3 11:13:57 04:45
11:09:31 2 1 1 4 31:1.7:21 07:50
11:09:33 3 1 1 5 11:16:36 07:03
11:11:27 1 2 2 5 11:17:42 06:15
11:13:19 1 2 2 5 11:18:59 05:40
11:14:27 1 2 2 5 11:18:34 04:07
11:15:25 i) 3 2 6 11:19:18 03:53
11:16:14 2 3 2 7 11:19:41 03:27
11:16:38 2 3 2 7 11:20:59 04:21
11:17:59 ;| 3 2 6 11:20:03 02:04
11:19:03 1 2 2 5 11:22:51 03:48
11:20:12 1 2 d 3 11:23:16 03:04
11:20:33 2 1 1 4 11:23:39 03:06
11:20:43 3 1 1 5 11:24:50 04:07
11:21:01 3 1 1 5 11:24:04 03:03
11:22:33 2 2 2 6 11:25:13 02:40
11:23:18 "2 2 1 5 11:25:50 02:32
11:25:38 1 0 1 2 11:27:33 01:55
11:25:53 2 0 0 2 11:29:29 03:36
11:28:58 1 0 1 2 11:32:19 03:21
11:25:51 1 1 0 2 11:33:47 03:56
11:31:48 1 3 1 3 11:33:55 02:07
11:31:55 2 0 2 4 11:34:56 03:.01
11:32:22 3 0 1 4 11:35:32 03:104
11:34:01 1 1 1 3 11:38:48 04:47
11:34:19 2 1 1 4 11:37:25 03:06
11:34:33 2 1 2 5 11:39:59 05:26
11:35:09 2 2 1 5 11:40:13 05:04
11:35:36 2 2 1 5 11:41:33 05:57
11:36:34 1 3 2 6 11:39:45 03i11
11:37:55 2 2 2 6 11:42:35 04:40
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival VehishEugns Baiind - Total Vehicle| Departure Service
Time Order Cashier Pick-up . Time Time
Board Window Window
11:38:02 3 2 2 7 11:40:41 02:39
11:38:27 3 3 2 8 11:43:00 04:33
11:38:55 3 3 2 8 11:47:06 08:11
11:40:21 2 2 2 6 11:44:54 04:33
11:40:52 2 2 2 6 11:46:32 05:40
11:41:01 3 2 2 7 11:45:50 04:49
11:41:12 4 2 2 8 11:48:01 06:49
11:41:48 3 3 2 8 11:47:42 05:54
11:42:16 4 3 2 9 11:49:27 07:11
11:42:37 4 3 2 9 11:48:41 06:04
11:44:24 4 3 2 9 11:51:23 06:59
11:44:29 5 3 2 10 11:52:56 08:27
11:44:36 6 3 2 11 11:51:50 07:14
11:44:43 ¥ 3 2 12 11:52:11 07:28
11:47:09 4 3 2 9 11:56:27 09:18
11:48:56 2 3 2 7 11:54:49 05:53
11:50:50 2 3 2 7 11:56:07 05:17
11:51:13 3 3 2 8 11:57:09 05:56
11:52:22 2 2 2 6 11:57:17 04:55
11:54:32 1 3 2 6 11:57:56 03:24
11:57:19 1 0 1 2 12:03:55 06:36
11:58:00 1 4 0 2 12:02:36 04:36
12:00:27 1 0 2 3 12:05:42 05:15
12:03:40 1 0 2 3 12:06:34 02:54
12:05:47 1 0 1 2 12:08:14 02:27
12:05:54 2 0 1 2 12:09:26 03:32
12:06:44 2 1 0 3 12:10:36 03:52
12:07:50 2 1 1 4 12:11:41 03:51
12:08:21 2 1 1 4 12:12:17 03:56
12:12:02 1 0 1 2 12:15:42 03:40
12:12:28 1 1 0 2 12:16:11 03:43
12:12:36 Z il 0 3 12:16:18 03:42
12:13:50 1 1 2 4 ¥2:17:22 03:32
12:15:02 Z 3 2 5 12:17:51 02:49
12:15:44 2 1 7z 9 12:18:26 02:42
12:17:40 1 0 2 3 12:21:38 03:58
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 5062 Orangethorpe Avenue, La Palma Date: 9/28/2017
Analyst: S. Turner
Arrival Eenle Que.ue Setiow - Total Vehicle| Departure Service
Time Dhder Ca.!shler P'_‘:k-uP Queue Time Time
Board Window Window

12:17:54 2 0 1 3 12:21:48 03:54
12:18:17 3 0 4 4 12:22:29 04:12
12:18:20 4 0 3 5 12:23:11 04:51
12:19:38 1 2 2 5 12:24:14 04:36
12:22:17 1 1 2 4 12:25:41 03:24
12:22:19 2 1 2 5 12:26:06 03:47
12:23:35 1 1 2 4 12:27:57 04:22
12:25:29 1 1 2 4 12:29:50 04:21
12:25:44 2 1 ik 4 12:30:06 04:22
12:26:21 2 1 1 4 12:30:27 04:06
12:26:55 2 1 2 5 12:31:11 04:16
12:29:24 1 2 2 5 12:31:36 02:12
12:30:43 i 1 2 4 12:34:43 04:00
12:31:19 2 0 1 3 12:35:47 04:28
12:32:50 | 1 1 3 12:37:43 04:53
12:33:38 1 1 2 4 12:38:59 05:21
12:34:04 2 1 2 5 12:40:32 06:28
12:36:29 1 1 2 4 12:41:00 04:31
12:37:45 1 1 2 4 12:41:37 03:52
12:38:41 2 1 2 5 12:42:15 03:34
12:41:23 il 0 2 3 12:44:14 02:51
12:41:30 2 0 2 4 12:45:21 03:51
12:42:21 2 1 0 3 12:45:25 03:04
12:44:28 1 0 2 3 12:47:55 03:27
12:45:56 1 i 0 2 12:48:37 02:41
12:46:18 2 i 0 3 12:51:30 05:12
12:46:28 3 1 0 4 12:50:14 03:46
12:46:38 3 1 i 5 12:53:44 07:06
12:49:32 il 1 2 4 12:56:41 07:09
12:50:51 1 1 2 4 12:56:59 06:08
12:52:59 1 1 2 4 12:57:55 04:56
12:56:28 1 i 2 4 12:58:23 01:55
12:57:44 1 0 2 3 13:02:32 04:48
12:57:48 2 0 2 4 13:03:28 05:40
Peak 7 3 2 12 09:18
Average 2 2 2 5 04:28
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APPENDIX D:

REFERENCE SURVEY (3309 TWEEDY BOULEVARD, SOUTH GATE)

14623-06D Drive-Thru Evaluation 0 URBAN

CROSSROADS

107



This page intentionally left blank

14623-06D Drive-Thru Evaluation URBAN
CROSSROADS

108



AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: S. Turner
Arrival Velisls Que.ue fiehind Total Vehicle| Departure Service
g Order Cashier Pick-up . .
Time . Queue Time Time
Board Window Window
7:02:09 1 0 1 2 7:05:27 03:18
7:03:49 1 1 0 2 7:07:06 03:17
7:04:57 1 1 1 3 7:08:45 03:48
7:05:04 2 i 1 4 7:09:31 04:27
7:06:45 1 2 1 4 7:10:30 03:45
7:07:21 1 2 1 4 7:12:44 05:23
7:07:29 2 1 2 5 7:13:22 05:53
7:07:33 3 1 2 6 7:14:57 07:24
7.11:27 1 1 2 4 7:15:26 03:59}
7:11:31 2 1 2 5 7:16:34 05:03
7:13:31 1 1 2 4 7:17:03 03:32
7:13:40 2 1 2 5 7:18:35 04:55
7:14:03 2 2 2 6 7:19:24 05:21
7:17:40 i 1 1 3 7:22:14 04:34
7:18:25 1 1 2 4 7:22:38 04:13
7:20:10 1 0 2 3 ¥:23:53 03:43
7:20:16 2 0 2 4 7:25:11 04:55
7:20:23 3 0 2 5 7:25:38 05:15
7:22:30 1 2 2 5 7:26:45 04:15
7:22:47 2 1 2 5 7:27:10 04:23
7:23:28 1 3 2 6 7:28:15 04:47
7:23:48 2 3 2 7 7:29:01 05:13
7:25:48 1 2 2 5 7:29:56 04:08
122716 1 1 2 4 7:31:15 03:59
T:27:20 2 1 2 5 7:31:48 04:28
7:27:24 3 1 2 6 7:33:07 05:43
7:31:19 1 0 2 3 7:34:39 03:20]
7:31:22 2 0 2 4 7:37:07 05:45
7:33:12 1 1 1 3 7:37:46 04:34
7:34:46 1 1 1 3 7:38:55 04:09
7:34:56 2 1 1 4 7:39:52 04:56
7:39:57 1 0 0 1 7:45:23 05:26
7:40:27 2 0 0 2 7:46:39 06:12
7:41:13 2 1 0 3 7:48:28 07:15
7:43:00 1 1 2 4 7:49:37 06:37
7:45:25 i 2 1 4 7:51:54 06:29

4 SouthGate20171003CountAM
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: 5. Turner
Arrival Mehicks Que-ue Betind - Total Vehicle| Departure Service
Tiiiie Order Ca.lsl'uer PI.Ck-Up Qlidiie Time Time
Board Window Window
7:45:50 2 2 1 5 7:52:26 06:36
7:46:04 3 1 2 6 7:53:05 07:01
7:46:25 3 2 2 7 7:54:10 07:45
7:49:09 2 2 2 6 7:54:46 05:37
7:49:46 1 3 2 6 7:55:45 05:59
7:52:03 1 3 2 6 7:56:49 04:46
7:52:16 2 3 2 7 15712 04:56
7:53:26 1 3 2 6 7:57:56 04:30
7:53:27 2 3 2 7 7:58:47 05:20
7:53:58 3 3 2 8 7:59:04 05:06
7:54:14 3 3 2 8 7:59:58 05:44
7:54:38 4 3 2 9 8:00:49 06:11
7:54:54 4 3 2 9 8:02:36 07:42
7:55:07 5 3 2 10 8:02:54 07:47
7:56:07 5 3 2 10 8:03:37 07:30
7:57:25 4 3 2 9 8:05:13 07:48
7:59:09 2 3 2 7 8:06:28 07:19
7:59:16 3 3 2 8 8:07:40 08:24
8:01:00 2 3 2 7 8:08:18 07:18
8:03:10 1 3 2 6 8:09:16 06:06
8:04:16 1 3 2 6 8:10:33 06:17
8:04:52 2 3 2 7 8:12:52 08:00
8:05:04 3 3 2 8 8:13:25 08:21
8:06:36 2 3 2 7 8:14:05 07:29
8:07:02 3 3 2 8 8:14:50 07:48
8:05:19 1 3 2 6 8:15:38 06:19
8:10:41 1 3 2 6 8:16:34 05:53
8:10:49 2 3 2 7 8:16:51 06:02
8:12:54 2 3 2 7 8:18:30 05:36
8:12:59 3 3 2 8 8:18:43 05:44
8:13:05 4 3 2 9 8:19:18 06:13
8:14:54 2 3 2 7 8:20:05 05:11
8:15:08 3 3 2 8 8:21:16 06:08
8:16:54 1 3 2 6 8:22:09 05:15
8:20:07 1 0 2 3 8:23:35 03:28
8:20:17 2 0 2 4 8:24:21 04:04

4_SouthGale20171003CountAM
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AM Drive-Thru Lane Counts (7:00AM-9:00AM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: S. Turner
Arrival Vihide Que}te Behind - Total Vehicle| Departure Service
Time Orcler C?shler P'_Ck'uP Queue Time Time
Board Window Window

8:21:47 1 1 2 4 8:26:24 04:37
8:22:00 2 1 2 5 8:27:04 05:04
8:24:48 1 0 2 3 8:29:17 04:29
8:25:09 2 0 2 4 8:30:17 05:08
8:26:27 2 1 1 4 8:30:49 04:22
8:26:35 3 1 1 5 8:31:59 05:24
8:27:10 3 1 1 5 8:32:35 05:25
8:29:24 2 1 2 5 8:33:55 04:31
8:30:59 1 3 2 4 8:34:32 03:33
8:32:48 1 0 2 3 8:35:13 02:25
8:33:17 2 0 2 4 8:36:32 03:15
8:35:15 1 0 1 2 8:38:44 03:29
8:35:36 2 0 1 3 8:39:27 03:51
8:37:50 1 1 1 3 8:40:08 02:18
8:40:10 1 0 0 1 8:44:30 04:20
8:41:26 2 0 0 2 8:46:00 04:34
8:41:40 3 0 0 3 8:47:03 05:23
8:43:39 2 1 1 4 8:49:02 05:23
8:43:50 3 1 1 5 8:51:03 07:13
8:44:34 2 2 1 5 8:53:06 08:32
8:46:15 1 2 2 5 8:54:19 08:04
8:46:36 2 2 2 6 8:54:56 08:20
8:49:48 1 2 2 5 8:55:34 05:46
8:52:27 1 2 2 5 8:57:02 04:35
8:52:38 2 2 2 6 8:57:45 05:07
8:53:54 2 2 2 6 8:58:18 04:24
8:54:59 1 2 2 5 8:58:44 03:45
8:55:15 2 2 2 6 8:59:23 04:08
8:55:50 2 2 2 6 8:59:58 04:08
8:56:21 3 2 2 7 9:00:58 04:37
8:57:48 1 3 2 6 9:02:41 04:53
8:57:54 2 3 2 7 9:03:11 05:17
8:59:07 i 3 2 6 9:04:04 04:57
Peak 5 3 2 10 08:32
Average 2 2 2 6 05:22
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: S. Turner
Arrival vehicle Que'ue Betind - Total Vehicle| Departure Service
Time rder C?Sh'er Plek-up Queue Time Time
Board Window Window
11:03:45 1 1 1 3 11:07:16 03:31
11:05:02 1 0 1 2 11:09:50 04:48
11:07:25 1 0 1 2 11:11:12 03:47
11:07:31 2 0 1 3 11:11:39 04:08
11:10:37 1 0 2 3 11:12:33 02:56
11:11:00 1 1 2 4 11:14:23 03:23
11:11:18 2 0 2 4 11:15:43 04:25
11:12:39 1 1 2 4 11:16:47 04:08
11:13:39 1 1 2 4 11:1.7:50 04:11
11:14:00 2 1 2 5 11:18:49 04:49
11:14:45 1 2 2 5 11:20:46 06:01
11:16:24 1 2 2 5 11:21:16 04:52
11:16:49 2 1 2 5 11:21:50 05:01
11:19:25 1 1 2 4 11:23:52 04:27
11:20:25 i) 2 2 5 11:24:11 03:46
11:20:35 2 2 2 6 11:25:19 04:44
11:21:02 2 2 2 6 11:26:16 05:14
11:22:57 1 2 2 5 11:27:09 04:12
11:25:21 1 0 2 3 11:27:48 02:27
11:25:32 2 0 2 4 11:29:15 03:43
11:30:40 1 0 0 1 11:33:10 02:30)
11:31:02 2 0 0 2 11:34:22 03:20
11:32:20 1 1 1 3 11:35:24 03:04
11:33:50 1 1 1 3 11:37:53 04:03
11:36:25 1 1 0 2 11:42:09 05:44
11:36:54 2 0 1 2 11:42:42 05:48
11:38:29 1 1 1 3 11:43:19 04:50
11:42:45 1 0 1 2 11:45:17 02:32
11:43:04 2 0 1 3 11:46:05 03:01
11:46:07 1 0 0 1 11:48:05 01:58
11:46:18 2 0 0 2 11:48:51 02:33
11:49:57 1 0 0 i 11:52:07 02:10
11:51:30 1 0 1 2 11:54:11 02:41
11:56:51 1 0 0 1 11:59:02 0211
11:57:02 2 0 0 2 12:01:24 04:22
31:57:13 3 0 0 3 12:01:46 04:33
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MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: S. Turner
Arrival Vehigle Que}Je UL, - Total Vehicle| Departure Service
Time Order Ca.:shler P'_d(-u" Queue Time Time
Board Window Window
11:58:24 2 1 1 4 12:04:07 05:43
11:58:41 3 it 1 5 12:04:27 05:46
11:58:50 3 2 1 6 12:06:35 07:45
11:59:15 3 2 1 6 12:07:10 07:55
12:03:57 2 2 2 6 12:08:03 04:06
12:04:31 3 2 | 6 12:08:35 04:04
12:06:01 1 3 2 6 12:10:02 04:01
12:06:23 2 3 2 7 12:10:43 04:20
12:06:57 2 3 2 7 12:11:29 04:32
12:059:16 1 1 2 4 12:12:06 02:50
12:09:20 2 1 2 5 12:13:15 03:55
12:10:12 2 1 2 5 12:13:47 03:35
12:11:18 1 2 2 5 12:14:55 03:37
12:11:51 1 2 2 5 12:16:03 04:12
12:13:01 1 2 2 5 12:16:57 03:56
12:14:17 1 2 2 5 12:18:19 04:02
12:23:16 1 0 0 1 12:27:42 04:26
12:23:30 2 0 0 2 12:28:40 05:10
12:23:37 3 0 0 3 12:29:55 06:18
12:24:05 3 1 0 4 12:31:12 07:07
12:24:25 4 i3 0 5 12:31:42 07:17
12:24:41 4 2 0 6 12:32:50 08:09
12:25:26 4 2 1 7 12:33:55 08:29
12:26:10 4 2 2 8 12:34:20 08:10
12:26:38 4 3 2 9 12:34:49 08:11
12:28:45 3 3 2 8 12:35:19 06:34
12:29:08 4 3 2 9 12:36:10 07:02
12:32:55 1 3 2 6 12:37:50 04:55
12:33:19 2 3 2 7 12:38:26 05:07
12:33:57 2 3 2 7 12:38:41 04:44
12:34:10 3 3 2 8 12:39:37 05:27
12:34:54 2 3 2 7 12:40:39 05:45
12:35:23 2 3 2 7 12:41:03 05:40
12:35:57 3 3 2 8 12:41:39 05:42
12:38:43 1 2 2 5 12:42:48 04:05
12:39:54 1 2 2 5 12:46:39 06:45

4 SouthGate20171003CountMD



MD Drive-Thru Lane Counts (11:00AM-1:00PM)

Location: 3309 Tweedy Boulevard, South Gate Date: 10/3/2017
Analyst: S. Turner
Arrival Velicle Que-ue Behmad Total Vehicle| Departure Service
: Order Cashier Pick-up . .
Time A R Queue Time Time
Board Window Window
12:41:06 1 1 2 4 12:48:34 07:28
12:41:14 2 i | 2 5 12:51:15 10:01
12:41:20 3 1 2 6 12:52:05 10:45
12:43:17 2 2 il o 12:53:09 09:52
12:44:17 1 3 2 6 12:53:39 09:22
12:48:42 1 2 2 5 12:56:12 07:30
12:48:47 2 2 2 6 12:58:14 09:27
12:56:17 1 0 1 2 12:59:40 03:23
12:58:19 1 0 1 2 13:02:21 04:02
Peak 4 3 2 9 10:45
Average 2 2 2 5 05:22
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Attachment No. 5

Parking Evaluation



CROSSROADS

(® URBAN

June 5, 2023

Mr. Carlos Madrigal

McDonald’s USA, LLC

18565 Jamboree Road, Suite 850
Irvine CA 92612

SUBJECT: MCcDONALD’S — FOOTHILL BOULEVARD PARKING EVALUATION

Dear Mr. Carlos Madrigal:

We are pleased to submit the following Parking Evaluation for the proposed McDonald’s — Foothill
Boulevard remodel (referred to as “Project”). The Project is located at 143 Foothill Boulevard in the City
of Arcadia as shown on Exhibit A. This Parking Evaluation was developed to ensure that the proposed
site plan provides adequate on-site parking supply to accommodate peak on-site vehicle parking

demands.

ExHiBIT A: LOCATION MAP

i’ 7 '“ng.'. y“l ;/‘;;.,.:': ;
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 2 of 5

INTRODUCTION

The Project site is currently occupied by an existing 3,293 square foot (sf) building. The restaurant also
includes a 939-sf basement and an outdoor dining area with 32 patio seats. The proposed project
consists of constructing drive through modifications to the existing fast food restaurant use, as shown
on Exhibit B. There are currently 38 parking spaces designed for the restaurant use. The proposed
Project will remove 9 parking spaces to accommodate the drive through modifications resulting in a total
of 29 parking spaces.

ExHiBIT B: PROPOSED SITE PLAN

TR

EXISTING

;:
%
o o
| 2
-
Z

RS e o

=

AT

) imrr——
L]

f
F

\\\

=

E o o R A ey I )20
wm N0V ‘=

o T e . — R s

| ___ EFQOTHLLBLWD |

14623-05D Parking Evaluation O URBAN

CROSSROADS

117



Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 3 of 5

The proposed building will implement many of the current McDonald’s restaurant design improvements.
McDonald’s restaurants are designed to optimize operations, drive-thru lane configurations, parking,
and on-site circulation. McDonald’s understands that the drive-thru wait time directly impacts the
customer experience and sales. To reduce the vehicle drive-thru wait time, McDonald’s has developed
equipment and procedures to improve cook times and crew efficiency. These improvements include
dual order boards that enables customers to place orders earlier. This allows the kitchen more cook
time to prepare the food to have it ready by the time the customer gets to the pickup window.
Recognizing the benefits of the dual order boards, nearly all rebuilds, and newly constructed McDonald’s
restaurants employ this more efficient design configuration.

PARKING REQUIREMENTS

To demonstrate that adequate parking supply exists within the McDonald’s — Foothill Boulevard, this
parking assessment provides a review of the City of Arcadia Municipal Code parking requirements and
an estimate of the peak parking demands. Section 9103.07.060 of the City of Arcadia Municipal Code
describes the off-street parking for land uses. Section 9103.07.060 identifies the parking stalls required
for commercial land uses such as the McDonald’s restaurant. According to the Municipal Code use
descriptions, the proposed McDonald’s commercial use is best described under “Eating and Drinking
Establishments.”

Table 1 provides a summary of the applicable City of Arcadia Municipal Code parking requirements. For
restaurants, the City of Arcadia Municipal Code requires one (1) parking space for each one hundred
(100) square feet of building area.

For the purposes of this analysis, the parking evaluation shall assume one (1) parking space for each one
hundred (100) square feet of building area.

TaBLE 1: CiTY OF ARCADIA MUNICIPAL CODE PARKING REQUIREMENTS

Use Parking Rate Description

Restaurant, Large 1 space per 100 sf 1 space/100 sf of restaurant space

Incidental and Outdoor Dining on Public Property with
more than 12 seats or a number of outdoor seats
equivalent to 25% of the number of indoor seats,
whichever is greater

Outdoor Dining 1 space per 6 seats

Based on the City of Arcadia Municipal Code Section 9103.07.060 - Off-Street Parking for Non-Residential Uses

Using the City of Arcadia Municipal Code parking rates, it is possible to calculate the parking
requirements for the proposed McDonald’s — Foothill Boulevard. As shown on Table 2, the proposed
McDonald’s — Foothill Boulevard requires 38 stalls.

14623-05D Parking Evaluation O URBAN
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Mr. Carlos Madrigal
McDonald’s USA, LLC

June 5, 2023
Page 4 of 5
TABLE 2: McDONALD'S ~ FOOTHILL BOULEVARD MunicipaL Cope PARKING SPACE REQUIREMENTS
Use Building Parking Required j
Size! Rate? Parking
Restaurant, Large , 3,293 sf [ 1 space per 100 sf ’ 33
Outdoor Dining ! 32 Seats ’ 1 space per 6 seats ] 5
Total Spaces l 38
re

! Based on February 7, 2022 site Plan prepared by Bickel Group Architectu
2 reet Parking for Non-Residential Uses

Based on the City of Arcadia Municipal Code Section 9103.07.060 - Off-St

PARKING DEMAND

shows the findings of the weekday peak demand data.

Table 3 shows the site experienced a peak weekday parking demand of 20 spaces at various periods of
the day, ora 53% parking occupancy. A parking occupancy rate of 85% to 95% is generally considered
to be approaching maximum capacity. The existing Occupancy rates are below the threshold to consider
the parking supply to be near or at-capacity. It is anticipated that the proposed parking supply of 29
spaces is sufficient to provide adequate parking supply on-site to support weekday peak parking

to 7:00 PM on Tuesday, May 2, 2023. Table 3

demands.
TABLE 3: OBSERVED WEEKDAY PARKING Demanp
Parking Spaces Peak Parking % Unoccupied
Condition Supplied Demand!? Occupied Spaces
Existing [ 38 ’ 20 53% 18
Proposed I 29 l 20 69% 9
! Source: Parking demand counts collected on Tuesday May 2, 2023.
CONCLUSIONS

The Project site is currently occupied by an existing 3,293 s
includes a 939-sf basement and an outdoor dining area with 32 patio seats. The proposed project

gh modifications to the existing fast food restaurant use, located at

143 Foothill Boulevard, in the City of Arcadia.

f 1 space per 100 square feet of building area and 1
s — Foothill Boulevard will require a total of 38
rovides 38 parking Spaces specifically for the
aurant modifications will result in a net loss of 9

Based on the City of Arcadia parking requirements o
Space per 6 outdoor seats, the proposed McDonald’
parking stalls. The existing restaurant currently p
McDonald’s — Foothill Boulevard restaurant. The rest

(9% URBA

= CROSSROADS
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Mr. Carlos Madrigal
McDonald’s USA, LLC
June 5, 2023

Page 5 of 5

parking spaces (net total: 29 spaces). Our evaluation indicates that the proposed parking spaces would
not meet Municipal Code parking requirements. However, based on parking demand surveys collected
at the Project site, the proposed parking supply of 29 spaces is sufficient to provide adequate parking
supply on-site to support weekday peak parking demands.

If you have any questions, please contact me directly at rvu@urbanxroads.com.

Respectfully submitted,
URBAN CROSSROADS, INC.

Jose Alire, P.E. Robert Vu, P.E.
Senior Traffic Engineer Transportation Engineer
14623-05D Parking Evaluation 0 gonsgég
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ATTACHMENT A: PARKING DEMAND SURVEY
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Attachment No. 6

Preliminary Exemption Assessment

Attachment No. 6



na

PRELIMINARY EXEMPTION ASSESSMENT

1.

Name or description of project:

CUP 23-05, ADR 22-11, and PC AM 22-03 - To add an
additional drive-through lane next to an existing drive-through
lane and a parking modification to allow 29 parking spaces in
lieu of the 38 parking spaces required.

143 E. Foothill Boulevard — The business is located on the

2. Project Location — Identify street _ : ‘
address and cross streets or north side of E. Foothill Boulevard between Highland Oaks
attach a map showing project site | Drive and N. 2" Avenue.
(preferably a USGS 15" or 7 1/2’
topographical map identified by
quadrangle name):
3. Entity or person undertaking
project: B.  Other
(Private)
(1)  Name Carlos Madrigal, McDonald’s Corporation
(2) Address 18565 Jamboree Road, Suite 850
Irvine, CA 92612
4,  Staff Determination:

The Lead Agency’s Staff, having undertaken and completed a preliminary review of this project in
accordance with the Lead Agency's "Local Guidelines for Implementing the California
Environmental Quality Act (CEQA)" has concluded that this project does not require further
environmental assessment because:

The proposed action does not constitute a project under CEQA.

The project is a Ministerial Project.

The project is an Emergency Project.

The project constitutes a feasibility or planning study.

X000

The project is categorically exempt.

Applicable Exemption Class: : 15305 — Class 5 (Minor alteration to land use
limitations)
15332 — Class 32 (In-fill development)
f. ] The project is statutorily exempt.
Applicable Exemption:
g. ] The project is otherwise
exempt on the following
basis:
h. ] The project involves another public agency which constitutes the Lead Agency.
Name of Lead Agency:

Preliminary Exemption Assessment

FORM %4~




Date: October 5, 2023 Staff: Edwin Arreola, Associate Planner

Preliminary Exemption Assessment FORM 4"



ARCADIA PLANNING COMMISSION
REGULAR MEETING MINUTES
TUESDAY, SEPTEMBER 12, 2023

CALL TO ORDER Chair Tsoi called the meeting to order at 7:00 p.m.

ROLL CALL

PRESENT: Chair Tsoi, Vice Chair Wilander, Arvizu, Hui, Tallerico
ABSENT: None
SUPPLEMENTAL INFORMATION FROM STAFF REGARDING AGENDA ITEMS
There were none to report.
PUBLIC COMMENTS (5 minute time limit per person)
There were none.
PUBLIC HEARING
1. Resolution No. 2133 — Approving Tentative Parcel Map No. TPM 22-03 (84027) to subdivide the
airspace for an approved three-unit multi-family residential condominium development at 709 S.
Second Avenue
CEQA: Exempt
Recommendation: Adopt
Applicant: Philip Chan
MOTION - PUBLIC HEARING
Chair Tsoi introduced the item and Assistant Planner Alison MacCarley presented the staff report.

Commissioner Arvizu asked about the dedication and its purpose.

Ms. MacCarley explained it is to widen the street on Second Avenue and it is an engineering
requirement.

The Commissioners had no further questions for staff.

The public hearing was opened.

The Applicant, Philip Chan, introduced himself and the proposal.
The Commissioners had no questions for the Applicant.

No one else spoke in favor of the proposal.

Chair Tsoi asked if there were any speakers in opposition of the proposal.

Any writings or documents provided to a majority of the Planning Commission regarding any item on this agenda will be made
available for public inspection in the City’s Planning Services Office located at 240 W. Huntington Drive, Arcadia, California,
during normal business hours. 126



No one spoke in opposition of the proposal.

It was moved by Vice Chair Wilander, seconded by Commissioner Hui, to close the public hearing.

Without objection, the motion was approved.

DISCUSSION

Commissioner Tallerico said the proposal is straightforward, meets all the findings and had no
concerns.

Vice Chair Wilander agreed, and Commissioner Tallerico was in favor of the proposal.
Commissioner Hui had no concerns and was in favor of the proposal.
Commissioner Arvizu had a question about the site’s address number, but it was clarified by staff.
Chair Tsoi was in favor of approving the proposal.
MOTION

It was moved by Commissioner Tallerico, seconded by Commissioner Hui to adopt Resolution
No. 2133 to approve Tentative Parcel Map No. TPM 22-03 (84027) to subdivide the airspace for
an approved three-unit multi-family condominium development at 709 S. Second Avenue in which
the findings were made and is CEQA exempt.
ROLL CALL

AYES: Chair Tsoi, Vice Chair Tsoi, Arvizu, Hui, Tallerico

NOES: None

ABSENT: None

The motion was approved.

There is a 10-day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, September 25,
2023.

PUBLIC HEARING
2. Resolution No. 2128 — Approving Tentative Parcel Map No. 23-08 (84177) to subdivide a 67,870
square foot single-family residential parcel into two legal lots at 1014 Hampton Road
CEQA: Exempt
Recommendation: Adopt
Applicant: Robert Tong
MOTION - PUBLIC HEARING

Chair Tsoi introduced the item and Assistant Planner Alison MacCarley presented the staff report.

2 Wi2/23



Ms. MacCarley read into the record there was a typo in the staff report that originally stated the
direction of the location of the lot was on the northeast corner of Hampton Road and Dexter
Avenue but is in fact located in the southwest corner.

Vice Chair Wilander asked why the house would be demolished if no project has been proposed.

Ms. MacCarley explained that a structure cannot cross over the new property lines, therefore the
house must be demolished before the final map can be approved.

Commissioner Hui asked what the criteria are for a Historic Report.

Ms. MacCarley explained a historic report is required for any structure or building that is 50 years
of age or older.

Vice Chair Tsoi had no questions for staff.

The public hearing was opened.

The Applicant, Robert Tong, introduced himself and spoke on behalf of the property owner.
The Commissioners had no questions for the Applicant.

No one else spoke in favor of the proposal.

Chair Tsoi asked if there were any speakers in opposition of the proposal.

No one spoke in opposition of the proposal.

It was moved by Commissioner Tallerico, seconded by Commissioner Hui, to close the public
hearing.

Without objection, the motion was approved.
DISCUSSION
Commissioner Tallerico had no concerns and was in favor of the proposal.

Vice Chair Wilander stated that it made sense to split the lot given its size. She was in favor of
the subdivision.

Commissioner Arvizu agreed with Vice Chair Wilander and was in favor of the proposal.
Commissioner Hui had no concerns and was in favor of the proposal.

Vice Chair Wilander asked if the Homeowners Association was in support of the subdivision.
Ms. MacCarley stated the HOA does not review tentative parcel maps.

Chair Tsoi asked if a fence is required while it is vacant.
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Deputy Development Services Director Lisa Flores stated the property will be required to be
registered on the vacant property registry if the property remains vacant and no construction
activity occurs to ensure the property is adequately maintained.

MOTION

It was moved by Commissioner Tallerico, seconded by Vice Chair Wilander to adopt Resolution
No. 2128 to approve Tentative Parcel Map No. TPM 23-03 (84177) to subdivide a 67,870 square
foot single-family residential parcel into two legal lots at 1014 Hampton Road in which the findings
were made and is exempt from CEQA.

ROLL CALL

AYES: Chair Tsoi, Vice Chair Wilander, Arvizu, Hui, and Tallerico
NOES: None
ABSENT: None

The motion was approved.

There is a 10-day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, September 25,
2023.

CONSENT CALENDAR

1.

Minutes of the August 22, 2023, Regular Meeting of the Planning Commission
Recommended: Approve
Commissioner Arvizu made a motion to approve the minutes and seconded by Commissioner Hui.

ROLL CALL

AYES: Chair Tsoi, Vice Chair Wilander, Arvizu, and Hui
NOES: None
ABSENT: None

Commissioner Tallerico abstained since he was not present at the August 22, 2023, meeting.

The motion was approved.

MATTERS FROM CITY COUNCIL LIAISON

Dr. Cao reported that there will be a reception for the City Council reorganization on September 19 and
the City Council reorganization meeting will follow at 7:00 p.m.

MATTERS FROM THE PLANNING COMMISSONERS

Vice Chair Wilander reported the League of Women Voters will be hosting an ice cream social to raise
funds on Sunday, October 15.
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Commissioner Tallerico asked for a summary of the Mayor’s Breakfast. Dr. Cao and Vice Chair Wilander
listed some of the highlights of the event.

MATTERS FROM ASSISTANT CITY ATTORNEY
Assistant City Attorney Yeo had nothing to report.
MATTERS FROM STAFF INCLUDING UPCOMING AGENDA ITEMS

Ms. Flores reported that there will not be a Planning Commission meeting on September 26 and there
will be two items for the October 10 meeting.

Ms. Flores reported the Derby Mixed-Use project will be tentatively scheduled for a meeting in November.
The Text Amendment for artificial turf will be going to the City Council on October 2.
Planning Services is hosting an Environmental Justice Virtual meeting for the public on October 11.

ADJOURNMENT

The Planning Commission adjourned the meeting at 7:28 p.m., to Tuesday, September 26, 2023, at 7:00
p.m. in the City Council Chamber.

Chair Tsoi, Planning Commission

ATTEST:
Lisa L. Flores
Secretary, Planning Commission
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