
CITY OF ARCADIA
Planning Commission 

Regular Meeting Agenda 
 
 
 
 
 
 
 

Tuesday, January 14, 2025, 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.

 (626) 574-5423  48  
 

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. 
 

626-574-5455

 72  
 

CALL TO ORDER 

ROLL CALL  

Marilynne Wilander, Chair 
Domenico Tallerico, Vice Chair 
David Arvizu, Commissioner 
Angela Hui, Commissioner 
Vincent Tsoi, 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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Resolution No. 2164 – Approval of the “Arcadia Town Center” mixed-use development 
with 181 residential units and 13,130 square feet of commercial space along with a 
Mitigated Negative Declaration under the California Environmental Quality Act (“CEQA”), 
located at 5-19 W. Huntington Drive and 25-75 N. Santa Anita Avenue  
Recommendation: Adopt  
 
Applicant: New World International Investment, LLC 

 
There is a ten day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, January 
27, 2025. 

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.  

1. Minutes of the December 10, 2024, 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, January 28, 2025, at 7:00 p.m.  
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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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DATE:   January 14, 2025
 
TO:  Honorable Chair and Planning Commission 
 
FROM: Lisa L. Flores, Deputy Development Services Director 

By: Edwin Arreola, Senior Planner 
 
SUBJECT: RESOLUTION NO. 2164 – APPROVAL OF THE “ARCADIA TOWN 

CENTER" MIXED-USE DEVELOPMENT WITH 181 RESIDENTIAL UNITS 
AND 13,130 SQUARE FEET OF COMMERCIAL SPACE ALONG WITH A 
MITIGATED NEGATIVE DECLARATION UNDER THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT (“CEQA”), LOCATED AT 5-19 W. 
HUNTINGTON DRIVE AND 25-75 N. SANTA ANITA AVENUE 

 Recommendation:  Adopt  
 
SUMMARY 

The Applicant and Property Owner, New World International Investment, LLC, is 
requesting approval of Minor Use Permit No. MUP 19-11, Tentative Tract Map No. TTM 
21-02 (83325), Architectural Design Review No. ADR 19-09, and Certificate of Demolition 
No. COD 22-25, to construct a new mixed-use development at 5-19 W. Huntington Drive
and 25-75 N. Santa Anita Avenue. The proposal is to consolidate five legal lots into a 
single parcel to accommodate a new five-story mixed-use development known as 
“Arcadia Town Center.” Arcadia Town Center will consist of 181 residential units, 13,130 
square feet of ground-floor commercial space, and 378 parking spaces (one level of 
subterranean parking and one level of ground level parking). The request also includes 
incidental outdoor dining for the restaurant uses on the ground level. 
 
The proposed development is consistent with the City’s General Plan, Development 
Code, and Subdivision Code. It is recommended that the Planning Commission adopt 
Resolution No. 2164 (Attachment No. 1) adopting the Mitigated Negative Declaration 
(MND) under the California Environmental Quality Act (CEQA) and approving MUP 19-
11, TTM 21-02 (83325), ADR 19-09, and COD 22-25 for the new Arcadia Town Center 
mixed-use development, subject to the conditions of approval and mitigation measures
listed in this staff report.
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Arcadia Town Center 
January 14, 2025  
Page 2 of 37 

BACKGROUND

The project site comprises of five legal lots totaling 2.27 acres that span the entire block 
from Huntington Drive to Morlan Place, extending along Santa Anita Avenue (refer to
Figure No. 1 below). Currently, the site includes 11 commercial buildings and surface 
parking on each legal lot. All the commercial buildings are currently vacant. The only 
business that is still in operation is Monarch Donuts. The property is bordered to the north 
by a Mercedes Benz dealership (Mercedes Benz of Arcadia), to the east by commercial 
establishments (Denny's restaurant and a dermatologist office), and to the west by the 
Arcadia Elks Lodge. To the south, just across Huntington Drive, is Arcadia County Park. 

Planning for the Arcadia Town Center has been underway since 2019, with several key 
revisions made throughout the process. One major change involved adding the corner 
parcel at 5 W. Huntington Drive, the former Jiffy Lube, located at the intersection of 
Huntington Drive and Santa Anita Avenue. The Applicant had paused the project until 
they successfully acquired the Jiffy Lube property in 2021. As a result, the entire project 
had to be redesigned to incorporate the corner parcel, which was crucial to achieving a 
cohesive and polished look from both the Huntington Drive and Santa Anita Avenue 
frontages. 

The site is currently zoned Downtown Mixed Use (DMU) and has a corresponding 
Downtown Mixed Use designation in the General Plan. For more details, refer to 
Attachment No. 2, which includes an aerial photo with zoning information and images of 
the property. Previously, the site had a combination of DMU and Central Business District 
(CBD) zoning and General Plan land use designation, with a Downtown Overlay. In 
February 2024, both the zoning and General Plan land use designation were updated to 
ensure consistency across the entire site as part of the Housing Element Update to the 
General Plan, enabling the site to better accommodate housing development throughout 
the project.  
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Figure No. 1 – Aerial of Subject Site 

All of the existing structures on site will be demolished to accommodate the Arcadia Town 
Center. As part of the Mitigated Negative Declaration (MND) and City requirements, a
Certificate of Demolition (COD) is necessary due to the age of the buildings. An evaluation 
by an Architectural Historian concluded that the structures do not meet the criteria for 
recognition as historical resources and are not eligible for listing on the California Register 
or designation as local landmarks. The existing commercial buildings are not considered 
significant examples of any specific architectural style, nor are they associated with any 
notable historical events or figures. 
 
PROPOSAL

The Arcadia Town Center will feature a new, five-story building with a contemporary 
design, incorporating four floors of residential units (181 condominiums) above 13,130 
square feet of ground-floor commercial space. The project will include parking for 
residents, guests, and customers, as well as a subterranean parking level dedicated to 
residents. The proposal also plans for seven separate outdoor dining areas adjacent to 
the commercial spaces on the ground floor, which will face Huntington Drive and Santa 
Anita Avenue. The commercial spaces will be located along Huntington Drive and Santa 
Anita Avenue, and they will be connected to four public plazas and the residential unit 
lobbies, fostering the creation of an active, engaging space within the development. 
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Arcadia Town Center
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Page 4 of 37

As part of the development, a Tentative Tract Map will be processed to subdivide the 
building’s airspace for condominium purposes – refer to Attachment No. 3 for the 
Tentative Tract Map. The tract map process will also consolidate the five existing legal 
lots, totaling 2.27 acres, into a single parcel. After the right-of-way dedications to the City, 
the new lot area will be 2.19 acres. The right-of-way dedications include a dedication
along Santa Anita Avenue, ranging from 2’-6” wide to 7’-0” wide, and a 1’-6” wide 
dedication along Huntington Drive for sidewalk purposes.

The Arcadia Town Center will feature a contemporary design (see Figure No. 2 below for 
renderings of the project). The street-level design is aimed at activating the commercial 
spaces by orienting all commercial units, public plazas, and building entrances towards 
the surrounding streetscapes. In addition to its commercial frontage, the project will 
incorporate significant horizontal and vertical articulation along all elevations, creating 
variations in mass to help break up the building's scale. This approach aligns with the 
Commercial Design Guidelines and the City Center Design Plan.

Figure No. 2 – Renderings of the Arcadia Town Center
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The proposed building will have an overall maximum height of 60’-0” including the roof 
parapet. As such, the proposed height of the building will be in compliance with the 
maximum 60’-0” height limit within the DMU zone. The rooftop stairwell and elevator 
shafts will be approximately 65’-0”. However, the Development Code permits rooftop 
appurtenances, including stairwell and elevator shafts to exceed the maximum height by 
up to 10’-0”. Therefore, no portion of this project will exceed the maximum height limit.

The Arcadia Town Center will have a total density of 79.7 units per acre, which is within 
the allowable maximum density of 80 units per acre. The project will also have a Floor 
Area Ratio (FAR) of 0.13, well below the maximum allowed FAR of 1.0. In terms of 
setbacks within the DMU zone, the minimum front and street-adjacent setback is zero 
feet, with a maximum setback of up to 10’-0”, and no setbacks are required for interior 
side or rear yards. The proposed development will propose a 3’-0” setback along Santa 
Anita Avenue, a 6-inch setback along Morlan Place, a 1’-6” setback along Huntington 
Drive, and a 2’-0” setback on the interior side of the lot. Therefore, the proposed setbacks 
comply with the Code (refer to Attachment No. 4 for the Architectural Plans and Figure 
No. 3 below of the site plan).

Figure No. 3 – Site Plan

The proposed residential condominium units will be sold separately for ownership, and 
there will be 41 one-bedroom units, 108 two-bedroom units, and 32 three-bedroom units. 
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These units will occupy the second through fifth floors of the building and will range in 
size from one-bedroom units starting at 709 square feet to three-bedroom units with the 
largest unit at 2,014 square feet (see Figure No. 4 below for a summary of the residential 
units). No affordable units are proposed.

Figure No. 4 – Table Summary of Residential Units

The commercial component of the Arcadia Town Center will feature 10 units, ranging in 
size from 450 square feet to 2,100 square feet. These commercial units will be located 
along the street frontages of the three surrounding streets and near the building’s 
residential entrances and public plazas, promoting an active commercial environment 
with convenient access for residents. The Applicant has submitted Letters of Intent (LOI) 
to the City for eight of the 10 units, with intended uses including a music studio and office, 
a beauty salon, and six restaurants. The Arcadia Town Center's location, with three street 
frontages, allows for maximized street-level retail space, providing commercial visibility 
along two of the city’s major thoroughfares, Huntington Drive and Santa Anita Avenue. 
Restaurant spaces, featuring outdoor dining areas that face the Arcadia County Park, will 
offer a visually appealing setting while fostering a pedestrian-friendly atmosphere. 
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Additionally, access to parking and the outdoor public plazas will create an inviting 
environment for customers.

The Arcadia Town Center will offer significant open space for residents and guests, 
including communal areas, decks, and private balconies for some units. Approximately 
6,211 square feet of open space will be provided across four public plazas on the ground 
level, adjacent to the streets. These plazas will feature ornamental landscaping, tables, 
and seating (see Figures No. 5-7 for renderings of the public plazas). The plazas will be 
open to the public, with access from the public right-of-way, and will be monitored by 
private security.

Figure No. 5 – Public Plaza on the corner of Huntington Drive and Santa Anita Avenue
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Figure No. 6 – Center Plaza along Santa Anita Avenue

Figure No. 7 – Public Plaza on the corner of Santa Anita Avenue and Morlan Place and Entry Plaza 
adjacent to parking access off of Morlan Place
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The second level of the Arcadia Town Center will offer 21,825 square feet of shared open 
space for residents, distributed across various courtyards. These courtyards will feature 
amenities such as seating areas with lounge chairs, a swimming pool, spa, barbecue 
grills, and landscaped surroundings (see Figure No. 8 below for the second-level floor 
plan). Additional open space will be available on the fourth and fifth floors, with access to 
common deck areas. In total, 38,713 square feet of open space is being proposed, 
significantly exceeding the 18,100 square feet required by Code (more than double the 
minimum requirement). In addition to the open space, the Applicant also plans to include 
a recreation center, fitness center, and two clubhouses for residents.

Figure No. 8 – Second Level Floor Plan showing open space areas

Arcadia Town Center will provide a total of 378 parking spaces consisting of 273
residential spaces within the basement level and ground level, 59 guest parking spaces 
on the ground level, and 46 commercial spaces on the ground level – as later discussed 
under the Analysis section of the staff report.

ANALYSIS

The subject site is zoned DMU, which allows for the development of the Arcadia Town Center 
as a mixed-use project, including incidental outdoor dining, as permitted by Development 
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Code Section 9102.05.020, with the approval of a Minor Use Permit. Residential uses in this 
zone are allowed only in conjunction with commercial uses and must be located above 
ground-floor commercial spaces or adjacent to commercial development. The Arcadia Town 
Center offers a well-balanced mix of residential unit sizes and is designed to effectively 
extend the commercial presence of Downtown Arcadia across Santa Anita Avenue, while 
introducing a new residential population that will support the area's commercial viability. The 
proposed outdoor dining areas comply with the incidental outdoor dining regulations in 
Development Code Section 9104.02.240 and are fully contained within the project site, 
ensuring no disruption to pedestrian or vehicular traffic. These outdoor dining spaces will 
enhance the curb appeal of the Arcadia Town Center and contribute to the activation of the 
surrounding commercial area. 
 
Properties in the DMU zone allow a maximum building height of 60’-0”. The Arcadia Town 
Center will comply with this limit, as it will feature five stories with a maximum height of 60’-
0”. The Development Code mandates a minimum open space requirement of 100 square 
feet per unit, totaling 18,100 square feet for the project. The Arcadia Town Center will provide 
38,713 square feet of open space across both common and private open areas, exceeding 
the minimum requirement. Additionally, the development will meet all other Code 
requirements, including density, floor area ratio, setbacks, and parking. The proposed 
tentative tract map also complies with the subdivision regulations of the Arcadia Municipal 
Code, the State Subdivision Map Act, and all requirements set forth by the California 
Regional Water Quality Control Board. 
 
Architectural Design 

The Applicant’s Architects carefully considered the City’s Design Guidelines and City 
Center Design Plan when designing the site to ensure the project aligned with the City’s 
vision and complemented the existing commercial streetscape of Downtown Arcadia. 
Several key iterations of the project were developed during the planning process, 
including a reduction in the amount of commercial space to enhance the project's 
commercial viability. Ultimately, all commercial units were positioned along the street 
frontages, creating new commercial opportunities along the City’s main thoroughfares—
Huntington Drive and Santa Anita Avenue—supporting the City’s broader goal for 
Downtown Arcadia. The incorporation of public plazas, along with outdoor seating and 
dining areas, will activate the Arcadia Town Center, fostering connectivity between the 
residential units, commercial spaces, and the broader Downtown Arcadia area. 

The Arcadia Town Center will be a contemporary-style building featuring a color palette 
of cool, neutral tones such as grey, tan, and off-white. The design incorporates a variety 
of materials, including sand-finished plaster walls, stamped concrete, crown molding, fiber 
cement veneer panels, metal awnings and railings, and bronze-framed vinyl windows.
The two corner towers—one at the intersection of Huntington Drive and Santa Anita 
Avenue, and the other at Santa Anita Avenue and Morlan Place—will serve as key focal 
points for travelers along the City’s major thoroughfares.
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The corner at Huntington Drive and Santa Anita Avenue will feature a sleek, glazed glass 
façade that can be internally illuminated, creating a striking visual element at one of the 
city's busiest intersections. This corner design, with its modern curved glass, provides 
visual interest to both elevations and highlights the commercial spaces. On the opposite 
corner at Santa Anita Avenue and Morlan Place, a vertical anodized aluminum feature 
with silhouettes of peacock feathers rising upwards will create a distinctive and artistic 
element. This design also serves as a screening mechanism for a roof deck located on 
the fifth floor.

Each corner feature is intentionally designed to be different, offering a sense of 
segmentation while maintaining a cohesive overall design. Both corners will also include 
public plazas on the ground floor, enhancing the street-level experience and providing 
entrances to the residential lobbies. These corner elements will add both aesthetic value 
and functionality, contributing to the vibrancy of the surrounding area (see Figure No. 9
below for renderings of each corner feature and the commercial units.)

Figure No. 9 – Renderings showing corner features and commercial units on ground floor

The contemporary design for the Arcadia Town Center fits in with other 
contemporary/modern designed buildings in the area such as the adjacent Mercedes-
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Benz of Arcadia building (101 N. Santa Anita Avenue), the IMS Executive Suites building 
(150 N. Santa Anita Avenue), and the recently approved Alexan Mixed-Use development 
that is currently under construction. The Arcadia Town Center will be comparable in height 
to the Mercedes Benz of Arcadia building just north of the site which has a total height of 
52 feet. Additionally, this development will be lower in height compared to the Alexan 
Mixed-Use, which was approved at 85 feet in height and the IMS Executive Suites 
building, which is taller than the Alexan. 
 
The design of the project creates a clear distinction between the residential levels and the 
ground-floor commercial spaces. The ground-floor commercial units feature aluminum 
and glass storefronts, complemented by a stamped concrete band above the units, 
visually separating them from the residential floors above. The use of varying materials 
and colors, along with horizontal and vertical articulation, helps to break up the building’s 
mass. Overall, the proposed design aligns with the City’s Design Guidelines and is 
compatible with the surrounding area. 
 
The design of the Arcadia Town Center complies with the City Center Design Plan, which 
aims to enhance pedestrian activity, promote street interaction, and ensure that buildings 
step back to respect the character of existing single-story developments in Downtown 
Arcadia. The Arcadia Town Center has been thoughtfully designed to incorporate public 
spaces and dining areas for both residents and visitors, with generous setbacks from the 
street to create inviting outdoor areas. Public plazas along the street frontage will have 
setbacks of over 22'-9", while portions along Huntington Drive will feature an 8'-6" setback 
to accommodate outdoor dining in front of the restaurant spaces. Additionally, the second 
and third levels of the building will step back to provide open space for the residential 
areas, with vertical articulation that adds visual interest. The fourth and fifth levels will 
step back even further, enhancing the building's scale and relationship to the surrounding 
area (see Figure No. 10 for an oblique view of the Arcadia Town Center). 
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Figure No. 10 – Aerial Perspective of the Arcadia Town Center

Parking  

Arcadia Town Center will include one level of subterranean parking and one ground level 
of parking accessed via a right-in/right-out driveway off of Huntington Drive and a 
driveway that is accessible in either direction off of Morlan Place. The Development Code 
requires 1.5 spaces for every residential unit and one guest parking space for every three 
units. This amounts to a total of 332 required spaces for the residential component which 
the Arcadia Town Center has provided. 235 residential parking spaces will be located in 
the subterranean level and the remaining 97 residential and guest parking spaces will be 
located on the ground level. Both the residential and guest parking will be gated. For 
commercial uses, the Development Code requires one space for every 200 square feet 
of commercial space, which amounts to 61 required spaces. However, a 25% parking 
reduction is applied for commercial uses that are located within a quarter mile of a light 
rail station. Therefore, only 46 parking spaces are required and provided for commercial 
use. The commercial spaces are provided on the ground level of the development with 
through-access within the garage. The drive aisles within the parking garage have been 
designed to limit the number of dead ends to improve circulation. Both the parking 
circulation and the driveway entries have been thoroughly reviewed by the City Engineer.

Off-site parking is available on the surrounding streets of the Arcadia Town Center which 
may also serve customers of the commercial uses and residents. Two-hour parking is 
available on Santa Anita Avenue all day. Two-hour parking is available on Huntington 
Drive from 9:00 a.m. to 6:00 p.m. and has no time limitations outside of those hours. All 
day parking is available on Morlan Place.
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The table below in Figure No. 11 provides a summary of the parking required and 
provided for the project. 

Code Required 
Parking

Parking Space

Applicable Parking 
Ratio 

Proposed Parking 
Spaces

Residential Unis 272 1.5 Per Unit 272

Residential Guests 60 1 Per Every 3 Units 60

Commercial 46
1 Per 200 SF w/ 25% 

Reduction
46

Total 378 378

Figure No. 11 – Parking Summary

The Code also requires bicycle parking for mixed-use developments at a rate of 0.2 
spaces per residential unit, 5% of non-residential parking requirements for short term 
bicycle parking, and 5% of non-residential parking requirements for long term bicycle 
parking. Based on 181 residential units and 46 commercial parking spaces, 37 bicycle 
parking spaces are required for the residential component, 3 bicycle parking spaces are 
required for short term commercial parking, and 3 bicycle parking spaces are required for 
long term commercial parking. The project will provide all 43 bicycle parking spaces
disbursed throughout the ground level of the development, more than what is required 
per the Development Code. Additionally, the project will meet all ADA and electric vehicle
parking requirements by providing a total of 14 ADA spaces and 39 electric vehicle 
spaces.

During construction of the project, construction trucks and related equipment will be 
staged on-site or on designated off-site locations that would not adversely affect access 
or parking within Downtown Arcadia. A detailed construction parking and staging plan will 
be required prior to the issuance of a building permit for the project per Condition of 
Approval No. 2 to ensure this is the case. 

Traffic Impact Study

As part of the MND, a Traffic Impact Study (Appendix H to the MND) was prepared by 
Psomas, an environmental consulting firm, that includes Level of Service (LOS) analysis, 
and Vehicle Miles Traveled (VMT) screening analysis. Based on the study, the proposed 
mixed-use development is expected to generate 867 new daily trips over a 24-hour period
with 75 total new trips in the morning peak hour and 67 total new trips in the evening peak 
hour. Trips generated by the proposed project were evaluated to determine any expected 
impacts on the traffic flow through the area. A total of two existing intersections and two 
project driveway intersections were analyzed as part of this project, and they were: 

PARKING
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1. Morlan Place/Wheeler Avenue and Santa Anita Avenue
2. Huntington Drive/Santa Anita Avenue
3. Huntington Drive/South Driveway
4. Morlan Place/North Driveway

The traffic impact study determined that all four intersections are expected to function at 
a satisfactory Level of Service (LOS). Specifically, the intersection of Huntington Drive 
and Santa Anita Avenue is expected to operate at LOS D or better during both peak hours
(currently the intersection operates at LOS C or better), while the intersection of Santa 
Anita Avenue and Morlan Place is expected to maintain its current level, operating at LOS 
E or better during peak hours. While LOS D or better is considered acceptable citywide, 
LOS E is acceptable for all sites in Downtown Arcadia according to City standards. Both 
driveway entries are projected to achieve LOS C or better during peak hours, ensuring 
that the proposed project will not cause unacceptable queueing conditions entering or 
exiting the site. These intersections are illustrated in Figure No. 12 below. Although LOS 
analysis is no longer a part of the CEQA process, this study was conducted as part of the 
City’s traffic planning, which is a separate process from CEQA.

Figure No. 12 – Traffic Impact Analysis Intersections Studied

The traffic impact analysis for the Arcadia Town Center, based on Vehicles Travelled per 
Mile (VMT), complies with CEQA requirements. Since the project is located within a 
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Transit Priority Area (TPA), it is exempt from further VMT analysis under CEQA 
guidelines. A Transit Priority Area is defined as an area within a half-mile radius of a major 
transit stop. For this project, the relevant transit stop is the Los Angeles County 
Metropolitan Transportation Authority (Metro) A Line (formerly the L Line and Gold Line) 
Light Rail Station. This proximity to a major transit hub qualifies the Arcadia Town Center 
for screening out of additional VMT analysis, in accordance with the City’s guidelines. 

Sewer Upsizing Required

The site is currently served by an eight-inch sewer line on Santa Anita Avenue and a ten-
inch sewer line on Morlan Place, both of which flow into an existing 18-inch Los Angeles 
County Sanitation Districts (LACSD) trunk line located at the intersection of Camino Real 
Avenue and 1st Avenue. 

To accommodate future growth in the Santa Anita corridor—including this project and 
other approved or planned developments - the City is undertaking a sewer upsizing 
project. This project involves replacing approximately 1.3 miles of sewer line along Santa 
Anita Avenue between Huntington Drive and Camino Real Avenue with a 12-inch 
pipeline. The upsizing is part of a capital improvement plan to handle increased 
wastewater generation. The project is expected to be completed by the Public Works 
Department by the end of the 2026-27 fiscal year, as this is a 3-year project beginning in 
the 2024-25. 

As a condition of approval for the Arcadia Town Center, the Applicant will contribute nine 
percent of the total cost of the sewer upsizing project to help fund the improvements, 
given that the project will utilize the pipeline. The sewer upsizing must be completed 
before the City can issue a Certificate of Occupancy for the Arcadia Town Center. While 
the sewer upsizing is essential for the project’s operation, it is being carried out by the 
City and is not part of the project’s direct scope of work, as addressed in the Mitigated 
Negative Declaration (MND). 

FINDINGS  

Minor Use Permit

Section 9107.09.050(B) of the Development Code requires that for a Minor Use Permit to 
be granted, it must be found that all of the following findings can be satisfied. In this case, 
the Minor Use Permit being requested is for a mixed-use development in a downtown 
zone and for incidental outdoor dining. 

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 This Finding: Approval of the proposed mixed-use 
development and incidental outdoor dining would be consistent with the General 
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Plan Land Use Designation of Downtown Mixed Use, which allows a residential 
density of 80 units per acre and a commercial floor area ratio of 1.0. This land use 
designation allows mixed-use developments and strongly encourages a 
pedestrian-oriented environment with a complementary mix of commercial and 
residential uses. The residential units will provide vitality to the area and the 
proposed commercial uses and restaurants with outdoor dining will help generate 
increased activity in Downtown Arcadia and along Santa Anita Avenue and 
Huntington Drive, and it will continue to convey a commercial appearance along 
the street. The Arcadia Town Center complies with all the development standards 
within the DMU zone, including but not limited to setbacks, height, open space, 
density, and parking. As such, the project meets the Development and Municipal 
Code requirements. As required by the California Environmental Quality Act 
(CEQA), the Development Services Department prepared an Initial Study and 
Mitigated Negative Declaration (MND) for the proposed project, which determined 
that the project, with mitigation measures, will have less-than-significant impacts. 
Therefore, the proposed mixed-use development and outdoor dining will not 
adversely affect the comprehensive General Plan and is consistent with the 
following General Plan goals and policies: 
 
Land Use and Community Design Element 
 

 Policy LU-1.1: Promote new infill and redevelopment projects that are 
consistent with the City’s land use and compatible with surrounding existing 
uses. 

 Policy LU-1.8: Encourage development of types that support transit and 
other alternative forms of transportation, including bicycling and walking.  

 Policy LU-4.2: Encourage residential development that enhances the visual 
character, quality, and uniqueness of the City’s neighborhoods and districts.

 Policy LU-4.3: Require the provision of adequate private and common open 
space for residential units. Require sufficient on-site recreational facilities to 
meet the daily needs of residents, if possible, commensurate with the size 
of the development. 

 Policy LU-6.4: Encourage design approaches that create a cohesive, 
vibrant look and that minimize the appearance of expansive parking lots on 
major commercial corridors for new or redeveloped uses.

 Policy LU-6.5: Where mixed use is permitted, promote commercial uses that 
are complementary to adjacent residential 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 This Finding: The subject site will be 2.19 acres in size (after 
the dedication to the City for public right-of-way improvements) and is located in 
the Downtown Mixed Use (DMU) zone. The site is located within the City’s 
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Downtown area and is bounded by Mercedes Benz of Arcadia to the north across 
Morlan Place, Denny’s restaurant and other commercial businesses to the east
across Santa Anita Avenue, the Arcadia Elks Lodge and other commercial uses to 
the west, and the Arcadia County Park to the south. The proposed mixed-use 
development will provide ground-floor commercial uses which will be compatible 
with the existing and future land uses in the vicinity. The project will also provide a 
residential use which will bring an increase to the residential population in the 
Downtown area that will support the commercial uses in the area. Additionally, 
outdoor dining will provide added curb appeal to the Arcadia Town Center and 
activate the commercial area around the development. As such, the Arcadia Town 
Center meets the intent of the City’s General Plan vision of the of the DMU zone, 
which is to encourage a mix of residential and commercial uses near public transit. 
Therefore, the proposed development will be compatible with the 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 This Finding: The project site will be 2.19 acres in size 
and can physically accommodate the proposed mixed-use development
and outdoor dining. The residential component of the project will provide a 
density of approximately 79.7 units per acre, which is in compliance with the 
maximum density for the DMU zone. The commercial component of the 
project will have a floor area ratio (FAR) far below the maximum allowable 
FAR of 1.0. All outdoor dining areas have been designed to be located on 
private property and will not interfere with pedestrian access on or around 
the site. Additionally, the amount of on-site parking that will be provided for 
the development meets the minimum required by the Development Code 
and the project is in close proximity to the Metro A Line Station. Therefore, 
the site is adequate in size to accommodate the proposed mixed-use 
development. 
 

b. Streets and highways adequate to accommodate public and 
emergency vehicle (e.g., fire and medical) access. 
 
Facts to Support This Finding: The project site is located on the northwest 
corner of Huntington Drive and Santa Anita Avenue. These streets are 
designed to be adequate in width and pavement type to carry emergency 
vehicles and traffic generated by the proposed use on the site. 

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

etc.). 
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Facts to Support This Finding: The Fire and Police Departments have 
reviewed the application and determined that there will be no impacts to 
public protection services. As part of the environmental review process, the 
Initial Study and Mitigated Negative Declaration (MND) determined that Fire 
and Police protection services would not be impacted. The need for new or 
altered Fire or Police services is usually associated with substantial 
population growth. The Arcadia Town Center would provide approximately 
0.82% of the projected population of 62,200 persons by 2045, as projected 
by the Southern California Association of Governments.  This population 
growth is not considered substantial enough to require new facilities to 
provide public protection services. 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 This Finding: As part of the development, new utility 
connections, including connections for potable water and storm drainage, 
will be required. Implementation of best management practices by the 
Applicant during construction and operation would ensure impacts to water 
quality do not occur. The site can be adequately served by all required 
utilities through interconnection with existing utilities within City right-of-way 
abutting the site. The development will require a fair-share payment for 
upsizing of a sewer line, which is anticipated to be built by the City. 

 
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 This Finding: The Arcadia Town Center is not anticipated to be 
detrimental to the public health or welfare of the surrounding properties. The 
project will be compatible with the surrounding commercial uses in the general 
area. The Initial Study and Mitigated Negative Declaration (MND) prepared for the 
Arcadia Town Center analyzed all the potential impacts and all the project impacts 
are less than significant or can be reduced to less than significant level with the 
implementation of the recommended mitigation measures. Therefore, no impacts 
to the uses in the vicinity and zone in which the property is located are anticipated.

Tentative Tract Map 

Section 9105.03.060(A) of the Development Code requires that for a Tentative Tract Map
to be granted, it must be found that all of the following findings can be satisfied: 
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1. 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: Approval of the Arcadia Town Center with a 
tentative tract map to merge five lots together as one parcel and then subdivide 
the airspace for condominium purposes is consistent with the Downtown Mixed 
Use land use designation. The land use designation is intended to accommodate 
mixed-use development with a residential density of up to 80 units per acre, and a 
floor area ratio of 1.0. The Arcadia Town Center is located in the Downtown area 
and is in conformance with the City’s General Plan, Development Code, and the 
Subdivision Map Act. The site is physically suitable for this type of development, 
and the approval of the architectural design for the building is compatible with the 
scale and character of the existing neighborhood. 

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

Facts in Support of the Finding: The subject site will measure approximately 
2.19 acres in size and is located within the Downtown Mixed Use (DMU) zone. The 
DMU zone has a minimum residential density of 80 units per acre, and a floor area 
ratio of 1.0 for non-residential uses. The Arcadia Town Center proposes a 
residential density of 79.7, and a commercial FAR of 0.13. Therefore, the 
development is in compliance with the Development Code and the site is physically 
suitable for the proposed development. In addition, there are no physical 
impediments to the development of this site for residential condominiums.

3. 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 involves 
merging five lots into a single parcel and subdividing the air space for the mixed-
use development. This is considered a minor subdivision on an infill site within an 
urbanized area. The Initial Study and Mitigated Negative Declaration (MND) have 
assessed the potential biological impacts of the project on the natural environment 
and determined that no significant effects would occur. As a result, the project will 
not cause substantial environmental harm or harm to fish, wildlife, or their habitats.

4. 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 to merge five lots 
together as one parcel and subdivide the air space of the proposed mixed-use 
development. The construction of the Arcadia Town Center will be done in 
compliance with Building and Fire Codes and all other applicable regulations. The 
proposed density will be below the maximum allowed by the DMU zone and the 
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City’s existing infrastructure will adequately serve the new development. In 
addition, the Project meets all health and safety requirements and will not cause 
any public health or safety problems. 

5. 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). 

Facts in Support of the Finding: The Arcadia Town Center will not impose on 
any public easements and will provide dedications for public sidewalk access to 
the City along Santa Anita Avenue and Huntington Drive. Therefore, no conflicts 
for the use of any easements are expected. 

6. 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’ infrastructure will adequately serve the Arcadia Town 
Center. The City is currently in the process of upsizing an existing sewer line along 
Santa Anita Avenue that serves the project for which the Applicant will pay a fair 
share cost to help fund the project. Upon completion, the sewer line will adequately 
serve the project. Additionally, the requirements of the California Regional Water 
Quality Control Board will be satisfied.

7. 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, as conditioned,
complies with all regulations within the Development Code and all other applicable 
regulations.

Architectural Design Review 

Section 9107.19.050(F) of the Development Code requires that following findings must 
be met for the approval of the design. 

1.  The proposed development will be in compliance with all applicable 
development standards and regulations in the Development Code. 

Facts to Support This Finding: The Arcadia Town Center is in compliance with 
all the development standards required in the DMU and Downtown Overlay zone 
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such as FAR, maximum height, setbacks, and parking. Therefore, the project 
meets the intent of this finding.

2. The proposed development will be consistent with the objectives and 
standards of the applicable Design Guidelines. 

Facts to Support This Finding: The Arcadia Town Center will feature a 
contemporary architectural style, incorporating a diverse color palette and high-
quality exterior materials. This design will establish a prominent focal point at one 
of the City’s major intersections, complementing the existing modern buildings 
along Santa Anita Avenue while contributing to a vibrant atmosphere in the 
Downtown area. The design also includes several outdoor plazas on the ground 
floor, enhancing the commercial experience by encouraging walkability and 
activating public spaces. Additionally, two corner features will serve as visually 
striking focal points, drawing attention and enhancing the building’s overall 
aesthetic appeal. These distinctive elements will create an inviting environment, 
making the Arcadia Town Center a standout addition to the area. As a result, the 
proposed design is in full alignment with the City’s Design Guidelines. 

3. The proposed development will be compatible in terms of scale and 
aesthetic design with surrounding properties and developments. 

Facts to Support This Finding: The Arcadia Town Center is compatible with 
adjacent sites such as the adjacent Mercedes-Benz of Arcadia building (101 N. 
Santa Anita Avenue), the IMS Executive Suites building (150 N. Santa Anita 
Avenue), and the approved Alexan project regarding scale, design, and creating a 
Downtown feel to the area along Santa Anita Avenue and Huntington Drive. The 
design of the Arcadia Town Center thoughtfully incorporates the ideas within the 
City’s Center Design Plan, which promotes increased pedestrian activity, 
enhances street interaction, and building setbacks that respect the overall scale 
and mass.  To align with these principles, the Arcadia Town Center is setback from 
Huntington Drive and Santa Anita Avenue, creating inviting public spaces and 
dining areas for residents and visitors. As a result, the Arcadia Town Center 
seamlessly integrates with the surrounding properties and developments as this 
area is in transition to allow for more mixed-use development.  
 
 

4. The proposed development will have an adequate and efficient site layout in 
terms of access, vehicular circulation, parking and landscaping. 

Facts to Support This Finding: The Arcadia Town Center features a well-
planned site layout, with two driveway access points designed to ensure smooth 
traffic flow within the parking garage.  Both driveway access and circulation have 
been thoroughly reviewed by the City Engineer and are included in the Mitigated 
Negative Declaration to confirm their adequacy for servicing the development. The 
required parking is being provided across two levels, minimizing dead-end drive 
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aisles to enhance circulation throughout the site. Therefore, the site will be 
adequate in terms of parking and circulation.

5. The proposed development will be in compliance with all of the applicable 
criteria identified in Subparagraph 9107.19.040.C.5 for compliance with the 
Development Code and all other applicable City regulations and policies, the 
General Plan and any appliable specific plan, the Design Guidelines, policies  
and standards, and efficient site and layout design.

Facts to Support This Finding: The Arcadia Town Center will fully comply with 
all applicable standards, the General Plan, and relevant design guidelines, 
contributing positively to the community’s vision for Downtown Arcadia. Located 
within the DMU zone, the project allows for a residential density of up to 80 units 
per acre and a building height of up to 60 feet. The proposed mass, scale, and 
design adhere to the City’s Design Guidelines and City Center Design Plan, 
ensuring compatibility with existing developments in the Downtown area. The 
development will also support the General Plan’s objectives by engaging the 
streetscape with inviting commercial storefronts and public plazas at the ground 
level. Additionally, the design incorporates adequate articulation, breaking up the 
building mass into distinct segments along each street frontage by positioning 
public plazas and stepping back the upper floors. As a result, the design of the 
proposed mixed-use development aligns with the City’s Design Guidelines, City 
Center Design Plan, and all other applicable standards. 

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 property 
owner/applicant 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

Pursuant to the provisions of the California Environmental Quality Act (CEQA), an Initial 
Study and Mitigated Negative Declaration (IS/MND) was prepared for the Arcadia Town 
Center (refer to Attachment No. 5).  It was determined that the project with mitigation 
measures will have less-than-significant impacts for the following areas: Cultural 
Resources, Hazards & Hazardous Materials, Noise, Transportation, Utilities and Service 
Systems, and Tribal Cultural Resources. A detailed review is included in the Initial Study. 
The mitigation measures have been added as conditions of approval (Condition of 
Approval Nos. 53-59) for the project.

In accordance with Section 21091 of CEQA and Section 15073 of the CEQA Guidelines, 
the Draft IS/MND for the Arcadia Town Center was circulated for public review and 
comments for 30 days from November 21, 2024, to December 20, 2024. CEQA also 
requires the lead agency (City of Arcadia) to specify the location and custodian of the 
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documents and other materials which constitute the record of proceedings upon which 
the lead agency’s decision is based. During this time period, public agencies, 
organizations, and the public in general were afforded the opportunity to review the Draft 
IS/MND and submit written comments regarding the documents and the proposed project.

During the comment period, staff received two comments from the following 
agency/organization: 

 Caltrans 
 Lozeau Drury on behalf of Supporter’s Alliance for Environmental Responsibility 

Copies of each of the comment letters and a Response to Comments (RTC) to each of 
the comment letters are also included within Attachment No. 5. 

Upon review of the comment letters received for the Draft IS/MND, it was determined that 
the comments do not change the conclusion of the environmental determination for the 
project. The MND concluded that the project will have less than significant impacts with 
the implementation of mitigation measures. As such, a Mitigation Monitoring and 
Reporting Program (MMRP) will be provided to ensure that these mitigations are met. 

PUBLIC NOTICE/COMMENTS 

A public hearing notice for this item was published in the Arcadia Weekly newspaper, was 
posted on the City’s website, at the City Council Chambers, and the Arcadia Public
Library, and mailed to the property owners located within 300 feet of the subject property 
on November 21, 2024.  Except for the comments listed above related to the Draft MND, 
as of January 9, 2024, no additional public comments were received. 

RECOMMENDATION  

It is recommended that the Planning Commission adopt Resolution No. 2164, adopting 
the Mitigated Negative Declaration (MND) under the California Environmental Quality Act 
(CEQA) and approving MUP 19-11, TTM 21-02 (83325), ADR 19-09, and COD 22-25 for 
the new Arcadia Town Center mixed-use development, subject to the following conditions 
of approval:  

1. The project shall be developed and maintained by the Property Owner/Applicant 
in a manner that is consistent with the plans submitted and recommended for 
approval to the City Council for Minor Use Permit No. MUP 19-11, Tentative Tract 
Map No. TTM 21-02 (83325), Architectural Design Review No. ADR 19-09, and 
Certificate of Demolition No. COD 22-25, subject to the satisfaction of the Deputy 
Development Services Director or designee. Noncompliance with the conditions of 
approval shall be grounds for immediate suspension or revocation of any 
approvals. Any minor changes to the development, including the outdoor dining 
area may be approved administratively by the Deputy Development Services 
Director.  
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2. The Property Owner/Applicant shall submit a haul route map and staging plan to 
Planning Services prior to issuance of a grading permit. 

3. The Property Owner/Applicant shall be responsible for the repair of all damage to 
public improvements in the public right-of-way resulting from construction related 
activities, including, but not limited to, the movement and/or delivery of equipment, 
materials, and soils to and/or from the site. This shall be determined by the City 
Engineer and/or Public Works Services Director during construction and up until 
issuance of a Certificate of Occupancy.

 
4. A comprehensive landscaping plan consistent with the conceptual landscape plan 

approved as part of the project must be submitted to Building Services for plan 
check and must be prepared by a licensed landscape architect, subject to the 
approval of the Deputy Development Services Director or designee. 

 
5. Grading plans shall be submitted to Building Services. The grading plans shall 

indicate all site improvements and shall indicate complete drainage paths of all 
drainage water run-off. 

 
6. The project shall comply with the latest adopted edition of the following codes as 

applicable:  
a. California Building Code  
b. California Electrical Code 
c. California Mechanical Code  
d. California Plumbing Code  
e. California Energy Code 
f. California Fire Code  
g. California Green Building Standards Code 
h. California Existing Building Code 
i. Arcadia Municipal Code 

 
7. The project shall comply with Chapter 35A Multiple Family Construction Standards 

in Arcadia Municipal Code Section 8130.20. 
 

8. Prior to approval of the Final Tract Map, a dedication along the right-of-way of 
Santa Anita Avenue shall be dedicated to the City to accommodate a 10 foot 
parkway for sidewalk and utility purposes and at the corner of Santa Anita Avenue 
and Morlan Place to provide a corner cut-off for a standard accessible access 
ramp. 

 
9. Prior to approval of the Final Tract Map, a dedication of 1’-6” along the right-of-way 

of Huntington Drive shall be dedicated to the City to accommodate a 13’-6” wide 
parkway for sidewalk and utility purposes. 
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10. All above ground utilities serving the site shall be removed, including all utility poles 
along property boundaries, and all new utility services shall be placed
underground. 

11. Prior to approval of the Final Tract Map or the issuance of a demolition permit, 
whichever comes first, the Property Owner/Applicant shall either construct or post 
security for all public improvements shown on the Tentative Tract Map No. 83325
and the following item(s):  
 

a. Remove and replace existing sidewalk, curb, and gutter along all property 
frontages from property line to property line to the satisfaction of the City 
Engineer.

b. Remove and replace all driveway approaches per City standard plan. 
c. Coordinate with Public Works Services on the protection or replacement of 

street trees. 
 

12. A 16” weld steel water main with 56 psi static pressure is available on Huntington 
Drive and a 6” cast iron water main with 53 psi static pressure is available on 
Morlan Place. Both mains are available for domestic water and/or fire service. The 
Applicant/Property Owner shall provide calculations to determine the maximum 
domestic demand, maximum commercial demand, and maximum fire demand in 
order to verify the required sizes of water services. 

 
13. The Property Owner/Applicant shall provide separate water services and meters 

for each separate structure as well as designated services for specific residential, 
commercial, and irrigation uses. Domestic water service for residential 
condominiums shall be provided by a common master meter with an approved 
reduced pressure backflow device for meter services protection. 
 

14. An approved back flow prevention device shall be installed for commercial use. 
 

15. In the event that fire suppression is common to the complex, a separate fire service 
with Double Check Detector Assembly (DCDA) shall be required as directed by 
the Fire Marshal. Fire protection requirements shall be as stipulated by the Arcadia 
Fire Department and shall be conformed to the Arcadia Standard Plan. All fire 
services shall be isolated from domestic water services with approved back flow 
prevention devices. 

 
16. A Water Meter Clearance Application shall be submitted to the Public Works 

Services Department prior to final plan check approval. 
 

17. New water service installations shall be installed by the Applicant/Property Owner. 
Installation shall be according to the specifications of the Public Works Services 
Department, Engineering Division. Abandonment of existing water services, if 
necessary, shall be carried out by the Applicant/Property Owner, according to 
Public Works Services Department, Engineering Division specifications. 
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18. The Property Owner/Applicant shall utilize existing sewer laterals, if possible. If 
any drainage fixture is lower than the elevation of the next upstream manhole 
cover, an approved type of backwater valve is required to be installed behind the 
property line. 

 
19. Prior to a Certificate of Occupancy being issued for the project, the 

Applicant/Property Owner shall make a fair share contribution to the sewer line 
upsizing project along Santa Anita Avenue. This fair share payment is 
memorialized as Mitigation Measure UTL-1. 
 

20. The existing palm trees on Huntington Drive are to remain and be protected. 
 

21. The Property Owner/Applicant shall plant 36-inch box trees in tree wells with 
irrigation on Santa Anita Avenue and Morlan Place. Locations of the tree wells and 
species of trees are to be determined by the Public Works Services Inspector. 
 

22. The Property Owner/Applicant shall file a Notice of Intent (NOI) with the State 
Water Resources Control Board for a General Construction NPDES Permit, due 
to the proposed project exceeding one acre of disturbed land. The NOI must 
include items such as the preparation of a Stormwater Pollution Prevention Plan, 
applicable fees, and other required documentation. The City will not approve any 
grading plans until a Waste Discharger Identification number has been issued by 
the State. 
 

23. The proposed project is subject to low impact development (LID) requirements. 
The Property Owner/ Applicant shall integrate LID strategies into the site design. 
These strategies include using infiltration trenches, bioretention planter boxes, roof 
drains connected to a landscaped area, pervious concrete/paver, etc. 
 

24. Trash/recycling bins shall be configured to provide easy access for trash collection 
services. There should be 1 foot clearance around the trash bins/recycling bins 
and all bins/carts shall meet the specifications of the Public Works Services 
Department. At a minimum, trash enclosure areas should accommodate three 
containers: a 3-yard bin for trash, 3-yard bin for recycling, and 69/96 gallon sized 
carts for organics recycling. The roof clearance for the trash enclosure must be at 
least 10 feet high. 

 
25. All building areas shall be fully fire sprinklered per the City of Arcadia Fire 

Department Commercial Sprinkler Standard. The sprinkler systems serving 
commercial areas and residential areas shall be segregated. The fire sprinkler 
system shall be monitored by a UL listed central station. Notification appliances 
shall be provided in all common areas. Visual appliances shall be provided in any 
residential units classified as being accessible. 
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26. Class I standpipes shall be provided on all floors inside stairwells and shall extend 
to the roof. Additional standpipes may be required for the building interior. 
 

27. Knox boxes shall be provided for all lobby areas. Any automatic gates used in 
parking areas shall be equipped with a knox switch. 
 

28. Minimum 2A:10BC fire extinguishers shall be provided in all common areas. A 
maximum travel distance of 75 feet shall be provided to fire extinguishers. 
 

29. A minimum of one Emergency Medical Services (EMS) elevator shall be required.  
 

30. An Emergency Responder Radio Coverage System shall be provided. 
 

31. The minimum required fire flow for the site shall be 1,500 gpm at 20 psi. 
 

32. All required exit stairwells shall be designed in an approved manner to allow the 
segregation of the commercial floors from the residential floors. 
 

33. Three new public fire hydrants shall be provided. One hydrant shall be provided 
on the west side of the street frontage on Huntington Drive. Two fire hydrants shall 
be provided on the street frontage of Santa Anita Avenue at approved locations. 

 
34. The Property Owner/Applicant shall prepare a Lighting Plan that provides the type 

and location of proposed exterior lighting and signage, subject to the review and 
approval of the City’s Development Services Department. All new lighting will be 
shielded and down-cast, such that the light is not cast onto adjacent properties or 
visible from above, and all new lighting would be reviewed to ensure compliance 
with the standards codified in Section 9103.01 of the City of Arcadia Development 
Code. 

35. The Project shall be conducted in compliance with all applicable South Coast Air 
Quality Management District (SCAQMD) rules and permitting requirements, 
including but not limited to: 

•  SCAQMD Rule 403, Fugitive Dust, for controlling fugitive dust and 
avoiding nuisance. Compliance with this rule will reduce short-term 
particulate pollutant emissions. 

•  SCAQMD Rule 402, Nuisance, which states that a Project will not 
“discharge from any source whatsoever such quantities of air 
contaminants or other material which cause injury, detriment, nuisance, 
or annoyance to any considerable number of persons or to the public, 
or which endanger the comfort, repose, health or safety of any such 
persons or the public, or which cause, or have a natural tendency to 
cause, injury or damage to business or property”. 

•  SCAQMD Rule 1113, Architectural Coatings, which limits the volatile 
organic content (VOC) of architectural coatings used for the Project. 
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36. Prior to approval of grading plans, the Development Services Department shall 
verify that the following note is included on the contractor specifications to ensure 
compliance with the Migratory Bird Treaty Act (MBTA): To avoid impacts on 
nesting birds, vegetation on the Project site should be cleared between September 
1 and January 31. If vegetation clearing occurs during the peak nesting season 
(between February 1 and August 31), a pre-construction survey shall be conducted 
by a qualified biologist to identify if there are any active nesting locations. If the 
biologist does not find any active nests within the impact area, the vegetation 
clearing/construction work will be allowed. If the biologist finds an active nest within 
the construction area and determines that the nest may be impacted by 
construction activities, the biologist will delineate an appropriate buffer zone 
around the nest depending on the species and the type of construction activity. 
Construction activities shall be prohibited in the buffer zone until a qualified 
biologist determines the nest is abandoned. 

37. As required by the City’s Comprehensive Tree Management Program, the Property 
Owner/Applicant shall obtain a permit from the Arcadia Public Works Services 
Department for the removal and planting of street trees associated with the Project. 
The Property Owner/Applicant will abide by the standards set forth in the permit, 
as well as standards contained in the Comprehensive Tree Management Program 
and other applicable sections of the Arcadia Development and Municipal Codes.

38. The Property Owner/Applicant shall submit the Project’s landscape plans, which 
will include the proposed locations and species of replacement street trees, to the 
Arcadia Public Works Services Department for review. Street tree species will 
consist of those set forth in the City’s Street Tree Master Plan. 

39. If human remains are encountered during excavation activities, all work shall halt 
in the immediate vicinity of the discovery and the Los Angeles County Coroner 
shall be notified (California Public Resources Code §5097.98). The Coroner shall 
determine whether the remains are of forensic interest. If the Coroner determines 
that the remains are prehistoric, s/he will contact the Native American Heritage 
Commission (NAHC). The NAHC shall be responsible for designating the most 
likely descendant (MLD), who will be responsible for the ultimate disposition of the 
remains, as required by Section 7050.5 of the California Health and Safety Code. 
The MLD shall make his/her recommendation within 48 hours of being granted 
access to the site. The MLD’s recommendation shall be followed if feasible and 
may include scientific removal and non-destructive analysis of the human remains 
and any items associated with Native American burials (California Health and 
Safety Code §7050.5). If the landowner rejects the MLD’s recommendations, the 
landowner shall rebury the remains with appropriate dignity on the property in a 
location that will not be subject to further subsurface disturbance (California Public 
Resources Code §5097.98). 

40. The Project shall be consistent with the Title 24 energy efficiency standards and 
the mandatory requirements of the CALGreen code. Construction activities shall 
comply with idling requirements and maintenance requirements for on- and off-
road vehicles.  
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41. Geotechnical design considerations for Project implementation are governed by 
the Arcadia Building Code, as set forth in Article VIII of the Arcadia Municipal Code, 
which incorporates by reference the California Building Code (CBC), including the 
California Building, Plumbing, Mechanical, Electrical and Existing Building Codes 
(CBSC 2022). Future buildings and structures shall be designed in accordance 
with applicable requirements of the CBC, the Arcadia Municipal Code, and any 
applicable building and seismic codes in effect at the time the grading plans are 
approved. 
 

42. Activities at the Project site shall comply with existing federal, State, and local 
regulations regarding hazardous material use, storage, disposal, and transport to 
prevent Project-related risks to public health and safety. All on-site generated 
waste that meets hazardous waste criteria shall be stored, manifested, 
transported, and disposed of in accordance with the California Code of Regulations 
(Title 22) and in a manner to the satisfaction of the local Certified Unified Program 
Agency (CUPA), as applicable. Any hazardous materials removed from the Project 
site shall be transported only by a Licensed Hazardous Waste Hauler, who shall 
be in compliance with all applicable State and federal requirements, including U.S. 
Department of Transportation regulations under Title 49 (Hazardous Materials 
Transportation Act) and Title 40, Section 263 (Subtitle C of the Resource 
Conservation and Recovery Act) of the Code of Federal Regulations; California 
Department of Transportation (Caltrans) standards; and Division of Occupational 
Safety and Health (Cal/OSHA) standards.
 

43. Prior to the issuance of a demolition permit, the Property Owner/Applicant shall 
obtain coverage under the General Permit for Storm Water Discharges 
Associated with the Construction and Land Disturbance Activities (Order No 
2012-0006-DWQ, NPDES No. CAS000002), which will require the development 
and implementation of a project-specific Storm Water Pollution Prevention Plan 
(SWPPP). 

44. The Property Owner/Applicant shall comply with all applicable codes, ordinances, 
and regulations, including the most current edition of the California Fire Code and 
the Arcadia Municipal and Development Codes, regarding fire prevention and 
suppression measures; fire hydrants; fire access; water availability; and other, 
similar requirements. Prior to the issuance of building permits, the City of Arcadia 
Development Services Department and the Arcadia Fire Department shall verify 
compliance with applicable codes and that appropriate fire safety measures are 
included in the Project design. All such codes and measures shall be 
implemented prior to occupancy. 
 

45. In accordance with the City’s Ordinance 7492, prior to the issuance of the 
building permit, the Property Owner/Applicant shall remit the most current fire 
protection facilities impact fee to the City. All money collected as fees imposed 
shall be used against the capital and infrastructure costs required to maintain 
acceptable life safety and fire protection in the City. The Development Services 
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Department shall confirm compliance with this requirement prior to the issuance 
of a building permit. 

46. Prior to issuance of the building permit, the Property Owner/Applicant shall pay 
new development fees to the Arcadia Unified School District (AUSD) pursuant to 
Section 65995 of the California Government Code. As an option to the payment 
of developer fees, the AUSD and the Property Owner/Applicant can enter into a 
facility and funding agreement, if approved by both parties. Evidence that 
agreements have been executed shall be submitted to the Development Services 
Department, or fees shall be paid with each building permit.
 

47. In accordance with the City’s Ordinance 2237 and Section 9105.15 of the City’s 
Development Code, prior to the issuance of the building permit, the Property 
Owner/Applicant shall remit the most current park facilities impact fee and/or 
other negotiated park fees to the City. All money collected as fees imposed shall 
be deposited in the Park Facilities Impact Fee Program and shall be used for the 
acquisition, development, and improvement of public parks and recreational 
facilities in the City, as proposed by the City’s Parks and Recreation Master Plan. 
The Development Services Department shall confirm compliance with this 
requirement prior to issuance of a building permit. 
 

48. The Property Owner/Applicant shall contribute, on a cost-share basis, to the 
City’s traffic mitigation system for any intersections affected by the Project, as 
defined in the approved Traffic Impact Study (Traffic Impact Study for the Arcadia 
Town Center Project, Psomas, September 2024). 
 

49. The Property Owner/Applicant shall comply with all applicable regulations and 
restrictions set forth in the Arcadia Municipal Code, including Section 7472 
regarding restrictions on discharges into the sewer and Section 5130 regarding 
achievement of annual waste diversion rates and other applicable requirements 
in compliance with but not limited to Assembly Bill 939, Assembly Bill 341, and 
Assembly Bill 1826. 
 

50. 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 to the 
satisfaction of the Building Official, City Engineer, Deputy Development Services 
Director, Fire Marshal, and Public Works Services Director. Any changes to the 
existing facility may be subject to having fully detailed plans submitted for plan 
check review and approval by the aforementioned City officials and employees and 
may subject to separate building permits. 

51. To the maximum extent permitted by law, the 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”) 
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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 MUP 
19-11, TTM 21-02, ADR 19-09, and COD 22-25 (“Project”) on the Project 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 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. 

52. 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 promptly notify the Applicant of the claim, action, 
or proceedings and will fully cooperate in the defense of the matter. Once notified, 
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 that the Applicant reasonably approves. The parties hereby agree to 
cooperate in defending such action. The City will not voluntarily assist in any such 
third-party challenge(s) or take any position adverse to the Applicant in connection 
with 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. 

Mitigation Measures as Conditions of Approval 

The following conditions are found in the Mitigation Monitoring and Reporting Program 
(MMRP). They are recorded here to facilitate review and implementation. More 
information on the timing and responsible parties for these mitigation measures is 
detailed in the MMRP. 

53. MM CUL-1. Prior to the issuance of a demolition permit, the Property 
Owner/Applicant shall submit the name and qualifications of a qualified 
archaeologist to the City of Arcadia Development Services Department for review 
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and approval. Once approved, the qualified archaeologist shall be retained by the 
Project Applicant/Developer. If suspected cultural (archaeological) resources or 
tribal cultural resources are inadvertently unearthed during excavation activities, 
the contractor shall immediately cease all earth-disturbing activities within a 100-
foot radius of the area of discovery. The Project contractor or Property 
Owner/Applicant shall contact the qualified archaeologist to request an evaluation 
of the significance of the find and determine an appropriate course of action. If 
avoidance of the resource(s) is not feasible, salvage operation requirements 
pursuant to Section 15064.5 of the State California Environmental Quality Act 
Guidelines shall be followed. After the find has been appropriately avoided or 
mitigated, work in the area may resume. 

54. MM NOI-1. The Property Owner/Applicant shall require that all construction 
contractors restrict the operation of the following construction equipment to beyond 
the following distances from off-site buildings: (1) vibratory rollers – 25 feet, and 
(2) Caisson drilling, large bulldozers, loaded trucks, and other large equipment 
(vehicle weight greater than 25,000 lbs.) – 15 feet. Any activities occurring within 
5 feet of existing property line shall use non-vibration intensive methods such as 
use of concrete saws, universal processors, and/or expansive agents for 
demolition. 
 

55. MM TRANS-1. Prior to the issuance of a grading permit, a Construction 
Management Plan shall be prepared by the Property Owner/Applicant for the 
review and approval of the City of Arcadia and any other affected jurisdictions in 
accordance with the Manual on Uniform Traffic Control Devices (MUTCD). 
Construction activities shall comply with the approved plan to the satisfaction of 
the City of Arcadia. The Property Owner/Applicant shall begin coordination with 
the City on the Construction Management Plan as soon as practicable during the 
final design process and in advance of construction so that effective measures can 
be developed to avoid, minimize, and mitigate construction impacts to parking and 
circulation within the City of Arcadia downtown. 
 
At a minimum, the Construction Management Plan shall: 

•  Describe the duration and location of lane closures (if any). 

•  Address traffic control for any partial street closures, detours, or other 
disruption to traffic circulation during project construction, including as-
needed use of flagpersons and signage. 

•  Identify the routes that construction vehicles would utilize for the delivery 
of construction materials to access the project site. Haul routes would 
follow the City’s approved truck routes and avoid residential streets.  

•  Identify the location of parking and materials storage for construction 
workers during all phases of construction. Parking for construction 
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workers would be provided on-site or at additional off-site locations that 
are not on public streets. 

• Identify of emergency access points/routes.  

•  Specify the hours during which transport activities can occur and 
methods to mitigate construction-related impacts to adjacent streets.

•   Require the contractor to keep all haul routes clean and free of debris 
including but not limited to gravel and dirt as a result of its operations. 
The contractor shall clean adjacent streets, as directed by the City 
Engineer (or representative of the City Engineer), of any material, which 
may have been spilled, tracked, or blown onto adjacent streets or areas.

•  All hauling or transport of oversize loads would occur between the hours 
of 7:00 AM and 5:00 PM only, Monday through Friday, unless approved 
otherwise by the City Engineer. No hauling or transport shall be allowed 
during nighttime hours, weekends or Federal holidays. 

•  Include details on the maintenance of bicycle and pedestrian facilities 
and connectivity through the Project to the satisfaction of the City 
Engineer. 

•  Require that haul trucks entering or exiting public streets shall at all 
times yield to public traffic, pedestrians, bicyclists, and other users.  

• Provisions for the contractor to repair existing pavement, streets, curbs, 
sidewalks, and/or gutters that may be altered during project 
construction. The repairs shall be completed in consultation with and to 
the satisfaction of the City Engineer. 

•  Require that all construction-related parking and staging of vehicles will 
be kept out of the adjacent public roadways and will occur either on-site 
or on designated off-site parcels that would not adversely affect access 
to or parking within the downtown. 

56. MM TCR-1. A Native American Monitor shall be retained prior to commencement 
of ground-disturbing activities: 
 

A.  The Property Owner/Applicant shall retain a Native American Monitor 
from or approved by the Gabrieleño Band of Mission Indians – Kizh 
Nation. The monitor shall be retained prior to the commencement of 
any “ground-disturbing activity” for the subject project at all project 
locations (i.e., both on-site and any off-site locations that are included 
in the project description/definition and/or required in connection with 
the project, such as public improvement work). “Ground-disturbing 
activity” shall include, but is not limited to, demolition, pavement 
removal, potholing, auguring, grubbing, tree removal, boring, grading, 
excavation, drilling, and trenching.  
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B.  A copy of the executed monitoring agreement shall be submitted to the 
lead agency prior to the earlier of the commencement of any ground-
disturbing activity, or the issuance of any permit necessary to 
commence a ground-disturbing activity.  

C.  The monitor will complete daily monitoring logs that will provide 
descriptions of the relevant ground-disturbing activities, the type of 
construction activities performed, locations of grounddisturbing 
activities, soil types, cultural-related materials, and any other facts, 
conditions, materials, or discoveries of significance to the Tribe. Monitor 
logs will identify and describe any discovered TCRs, including but not 
limited to, Native American cultural and historical artifacts, remains, 
places of significance, etc., (collectively, tribal cultural resources, or 
“TCR”), as well as any discovered Native American (ancestral) human 
remains and burial goods. Copies of monitor logs will be provided to the 
project applicant/lead agency upon written request to the Tribe.  

D.  On-site tribal monitoring shall conclude upon the latter of the following 
(1) written confirmation to the Kizh from a designated point of contact 
for the project applicant/lead agency that all grounddisturbing activities 
and phases that may involve ground-disturbing activities on the project 
site or in connection with the project are complete; or (2) a 
determination and written notification by the Kizh to the project 
applicant/lead agency that no future, planned construction activity 
and/or development/construction phase at the project site possesses 
the potential to impact Kizh TCRs. 

57. MM TCR-2. Unanticipated Discovery of Tribal Cultural Resource Objects 
 
(Non-Funerary/Non-Ceremonial) Upon discovery of any TCRs, all construction 
activities in the immediate vicinity of the discovery shall cease (i.e., not less than 
the surrounding 50 feet) and shall not resume until the discovered TCR has been 
fully assessed by the Kizh monitor and/or Kizh archaeologist. The Kizh will recover 
and retain all discovered TCRs in the form and/or manner the Tribe deems 
appropriate, in the Tribe’s sole discretion, and for any purpose the Tribe deems 
appropriate, including for educational, cultural and/or historic purposes. 
 

58. MM TCR-3. Unanticipated Discovery of Human Remains and Associated Funerary 
or Ceremonial Objects  

A.  Native American human remains are defined in PRC 5097.98 (d)(1) as 
an inhumation or cremation, and in any state of decomposition or 
skeletal completeness. Funerary objects, called associated grave 
goods in Public Resources Code Section 5097.98, are also to be 
treated according to this statute.  

B.  If Native American human remains and/or grave goods are discovered 
or recognized on the project site, then Public Resource Code 5097.9 
as well as Health and Safety Code Section 7050.5 shall be followed.  
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C. Human remains and grave/burial goods shall be treated alike per 
California Public Resources Code section 5097.98(d)(1) and (2).  

D.  Preservation in place (i.e., avoidance) is the preferred manner of 
treatment for discovered human remains and/or burial goods.  

E.  Any discovery of human remains/burial goods shall be kept confidential 
to prevent further disturbance.

 
59. MM UTIL-1. Sewer Upsizing Fair Share Payment. Prior to issuance of a Certificate 

of Occupancy permit for the Project, the Property Owner/Applicant shall make a 
fair share contribution of 9 percent of the total Santa Anita Avenue sewer upsizing 
project cost to the City’s Development Services Department. This payment shall 
help fund replacing the existing sewer line in Santa Anita Avenue between 
Huntington Drive and Camino Real Avenue within 12-inch diameter pipelines. The 
Santa Anita Avenue sewer upsizing project shall be split into three phases and 
included in the City's 2024- 25, 2025-26, and 2026-27 Capital Improvement Plan 
budgets, respectively. The sewer work will be completed by the City's Public Works 
Department by approximately the end of the 2026-27 Fiscal Year. A Certificate of 
Occupancy shall not be issued until all phases of the Santa Anita Avenue sewer 
upsizing project are fully implemented. This measure shall be implemented to the 
satisfaction of the City Public Works Services Department as appropriate. 

 
PLANNING COMMISSION ACTION 

Approval 

If the Planning Commission intends to approve this project, the Commission should move
to adopt the Initial Study/Mitigated Negative Declaration with the Mitigated Monitoring and 
Reporting Program (MMRP), and approve Minor Use Permit No. MUP 19-11, Tentative 
Tract Map No. TTM 21-02 (83325), Architectural Design Review No. ADR 19-09, and 
Certificate of Demolition No. COD 22-25 for the Arcadia Town Center mixed-use 
development, state that the proposal satisfies the requisite findings, and adopt the 
attached Resolution No. 2164, 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 of the Initial Study/Mitigated Negative Declaration and/or the 
project, and move to deny Minor Use Permit No. MUP 19-11, Tentative Tract Map No. 
TTM 21-02 (83325), Architectural Design Review No. ADR 19-09, and Certificate of 
Demolition No. COD 22-25, and direct staff to prepare a resolution for adoption at the 
next meeting that incorporates the Commission’s recommendation and specific findings.
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If any Planning Commissioner or other interested party has any questions or comments 
regarding this matter prior to the January 14, 2025, hearing, please contact Senior 
Planner, Edwin Arreola, at (626) 821-4334, or by email at earreola@ArcadiaCA.gov. 

Approved:

Lisa L. Flores
Deputy Development Services Director

Attachment No. 1: Resolution No. 2164
Attachment No. 2: Aerial Photo with Zoning Information and Photos of the Project Site  
Attachment No. 3: Tentative Tract Map
Attachment No. 4: Architectural Plans
Attachment No. 5: Response to Comments, Comment Letters from CalTrans and 

Lozeau Drury LLP, and Draft Initial Study/Mitigated Negative 
Declaration and Technical Appendices – link to the Technical 
Appendices are found under the Arcadia Town Project at: 
www.arcadiaca.gov/significantprojects
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RESOLUTION NO. 2164

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
ARCADIA, CALIFORNIA, APPROVING MINOR USE PERMIT NO. 19-11, 
TENTATIVE TRACT MAP NO. 21-02 (83325), ARCHITECTURAL DESIGN 
REVIEW NO. ADR 19-09, AND CERTIFICATE OF DEMOLITION NO. 22-
25 ALONG WITH A MITIGATED NEGATIVE DECLARATION UNDER THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (“CEQA”) FOR THE 
“ARCADIA TOWN CENTER" MIXED-USE DEVELOPMENT WITH 181 
RESIDENTIAL UNITS AND 13,130 SQUARE FEET OF COMMERCIAL 
SPACE, LOCATED AT 5-19 W. HUNTINGTON DRIVE AND 25-75 N. 
SANTA ANITA AVENUE 
 
WHEREAS, on August 29, 2019, September 3, 2019, January 8, 2021, and 

November 3, 2022, applications for Architectural Design Review No. ADR 19-09, Minor 

Use Permit No. MUP 19-11, Tentative Tract Map No. TTM 21-02 (83325), and Certificate 

of Demolition No. COD 22-25 were filed concurrently by New World International, LLC 

(“Property Owner/Applicant”) to construct the “Arcadia Town Center,” a new mixed-use 

development at 5-19 W. Huntington Drive and 25-75 N. Santa Anita Avenue. The 

proposal is to consolidate five legal lots into a single parcel to accommodate a new five-

story, mixed-use building that will consist of 181 residential units, 13,130 square feet of 

ground-floor commercial space, and 378 parking spaces within one level of subterranean 

parking and one level of ground level parking. The request also includes incidental 

outdoor dining for the restaurant uses on the ground level (collectively referred to as the 

“Project”); and 

WHEREAS, in accordance with the CEQA guidelines, a Draft Initial 

Study/Mitigated Negative Declaration (“IS/MND”) was prepared to consider the 

environmental impacts of the Project and was circulated for public review and comment 

for 30 days from November 21, 2024 to December 20, 2024. During this time period, 

public agencies, organizations, and the public in general were afforded the opportunity to 
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review the Draft IS/MND, and submit written comments regarding the documents and the 

Project; and

WHEREAS, the IS/MND concluded that the implementation of the Project will have 

less-than significant impacts with mitigation measures for the following categories: 

Cultural Resources, Hazards & Hazardous Materials, Noise, Transportation, Utilities and 

Service Systems, and Tribal Cultural Resources; and 

WHEREAS, on January 14, 2025, 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, CALIFORNIA, HEREBY RESOLVES AS FOLLOWS:

SECTION 1.   The factual data submitted by the Development Services Department 

in the staff report dated January 14, 2025, are true and correct.

SECTION 2.  This Commission finds that based upon the entire record, pursuant 

to the Arcadia Development Code, all of the following findings can be made: 

Minor 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 proposed mixed-use development and incidental outdoor 

dining would be consistent with the General Plan Land Use Designation of Downtown 

Mixed Use, which allows a residential density of 80 units per acre and a commercial floor 
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area ratio of 1.0. This land use designation allows mixed-use developments and strongly 

encourages a pedestrian-oriented environment with a complementary mix of commercial 

and residential uses. The residential units will provide vitality to the area and the proposed 

commercial uses and restaurants with outdoor dining will help generate increased activity 

in Downtown Arcadia and along Santa Anita Avenue and Huntington Drive, and it will 

continue to convey a commercial appearance along the street. The Arcadia Town Center 

complies with all the development standards within the DMU zone, including but not limited 

to setbacks, height, open space, density, and parking. As such, the project meets the 

Development and Municipal Code requirements. As required by the California 

Environmental Quality Act (“CEQA”), the Development Services Department prepared an 

Initial Study and Mitigated Negative Declaration (“MND”) for the proposed project, which 

determined that the project, with mitigation measures, will have less-than-significant 

impacts. Therefore, the proposed mixed-use development and outdoor dining will not 

adversely affect the comprehensive General Plan and is consistent with the following 

General Plan goals and policies: 

Land Use and Community Design Element 

Policy LU-1.1: Promote new infill and redevelopment projects that are 

consistent with the City’s land use and compatible with surrounding existing uses.  

Policy LU-1.8: Encourage development of types that support transit and 

other alternative forms of transportation, including bicycling and walking. 

 Policy LU-4.2: Encourage residential development that enhances the visual 

character, quality, and uniqueness of the City’s neighborhoods and districts.
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 Policy LU-4.3: Require the provision of adequate private and common open 

space for residential units. Require sufficient on-site recreational facilities to meet the daily 

needs of residents, if possible, commensurate with the size of the development. 

 Policy LU-6.4: Encourage design approaches that create a cohesive, vibrant 

look and that minimize the appearance of expansive parking lots on major commercial 

corridors for new or redeveloped uses. 

 Policy LU-6.5: Where mixed use is permitted, promote commercial uses that 

are complementary to adjacent residential 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 subject site will be 2.19 acres in size (after the dedication to the City for 

public right-of-way improvements) and is located in the Downtown Mixed Use (“DMU”) 

zone. The site is located within the City’s Downtown area and is bounded by Mercedes 

Benz of Arcadia to the north across Morlan Place, Denny’s restaurant and other 

commercial businesses to the east across Santa Anita Avenue, the Arcadia Elks Lodge 

and other commercial uses to the west, and the Arcadia County Park to the south. The 

proposed mixed-use development will provide ground-floor commercial uses which will be 

compatible with the existing and future land uses in the vicinity. The project will also 

provide a residential use which will bring an increase to the residential population in the 

Downtown area that will support the commercial uses in the area. Additionally, outdoor 

dining will provide added curb appeal to the Arcadia Town Center and activate the 

commercial area around the development. As such, the Arcadia Town Center meets the 

intent of the City’s General Plan vision of the DMU zone, which is to encourage a mix of 
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residential and commercial uses near public transit. Therefore, the proposed development 

will be compatible with the 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 project site will be 2.19 acres in size and can physically accommodate 

the proposed mixed-use development and outdoor dining. The residential component of 

the project will provide a density of approximately 79.7 units per acre, which is in 

compliance with the maximum density for the DMU zone. The commercial component of 

the project will have a floor area ratio (FAR) far below the maximum allowable FAR of 1.0. 

All outdoor dining areas have been designed to be located on private property and will not 

interfere with pedestrian access on or around the site. Additionally, the amount of on-site 

parking that will be provided for the development meets the minimum required by the 

Development Code and the project is in close proximity to the Metro A Line Station. 

Therefore, the site is adequate in size to accommodate the proposed mixed-use 

development.

b. Streets and highways adequate to accommodate public and emergency 

vehicle (e.g., fire and medical) access. 

FACT: The project site is located on the northwest corner of Huntington Drive and 

Santa Anita Avenue. These streets are designed to be adequate in width and pavement 

type to carry emergency vehicles and traffic generated by the proposed use on the site. 

c. Public protection services (e.g., fire protection, police protection, etc.). 
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FACT: The Fire and Police Departments have reviewed the application and 

determined that there will be no impacts to public protection services. As part of the 

environmental review process, the Initial Study and Mitigated Negative Declaration 

(“MND”) determined that Fire and Police protection services would not be impacted. The 

need for new or altered Fire or Police services is usually associated with substantial 

population growth. The Arcadia Town Center would provide approximately 0.82% of the 

projected population of 62,200 persons by 2045, as projected by the Southern California 

Association of Governments. This population growth is not considered substantial enough 

to require new facilities to provide public protection services. 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: As part of the development, new utility connections, including connections 

for potable water and storm drainage, will be required. Implementation of best 

management practices by the Applicant during construction and operation would ensure 

impacts to water quality do not occur. The site can be adequately served by all required 

utilities through interconnection with existing utilities within City right-of-way abutting the 

site. The development will require a fair-share payment for upsizing of a sewer line, which 

is anticipated to be built by the City. 

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 
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materially injurious to the improvements, persons, property, or uses in the vicinity and zone 

in which the property is located.

FACT: The Arcadia Town Center is not anticipated to be detrimental to the public 

health or welfare of the surrounding properties. The project will be compatible with the 

surrounding commercial uses in the general area. The Initial Study and Mitigated Negative 

Declaration (“MND”) prepared for the Arcadia Town Center analyzed all the potential 

impacts and all the project impacts are less than significant or can be reduced to less than 

significant level with the implementation of the recommended mitigation measures. 

Therefore, no impacts to the uses in the vicinity and zone in which the property is located 

are anticipated. 

Tentative Tract Map

5. 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: Approval of the Arcadia Town Center with a tentative tract map to merge 

five lots together as one parcel and then subdivide the airspace for condominium purposes 

is consistent with the Downtown Mixed Use land use designation. The land use 

designation is intended to accommodate mixed-use development with a residential density 

of up to 80 units per acre, and a floor area ratio of 1.0. The Arcadia Town Center is located 

in the Downtown area and is in conformance with the City’s General Plan, Development 

Code, and the Subdivision Map Act. The site is physically suitable for this type of 

development, and the approval of the architectural design for the building is compatible 

with the scale and character of the existing neighborhood. 

49



8 
 

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

development.

FACT: The subject site will measure approximately 2.19 acres in size and is located 

within the Downtown Mixed Use (“DMU”) zone. The DMU zone has a minimum residential 

density of 80 units per acre, and a floor area ratio of 1.0 for non-residential uses. The 

Arcadia Town Center proposes a residential density of 79.7, and a commercial FAR of 

0.13. Therefore, the development is in compliance with the Development Code and the 

site is physically suitable for the proposed development. In addition, there are no physical 

impediments to the development of this site for residential condominiums. 

7. 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. 

FACT: The proposed tentative tract map involves merging five lots into a single 

parcel and subdividing the air space for the mixed-use development. This is considered a 

minor subdivision on an infill site within an urbanized area. The Initial Study and Mitigated 

Negative Declaration (“MND”) have assessed the potential biological impacts of the project 

on the natural environment and determined that no significant effects would occur. As a 

result, the project will not cause substantial environmental harm or harm to fish, wildlife, 

or their habitats. 

8. 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 to merge five lots together as one parcel and 

subdivide the air space of the proposed mixed-use development. The construction of the 
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Arcadia Town Center will be done in compliance with Building and Fire Codes and all other 

applicable regulations. The proposed density will be below the maximum allowed by the 

DMU zone and the City’s existing infrastructure will adequately serve the new 

development. In addition, the Project meets all health and safety requirements and will not 

cause any public health or safety problems.

9. 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).

FACT: The Arcadia Town Center will not impose on any public easements and will 

provide dedications for public sidewalk access to the City along Santa Anita Avenue and 

Huntington Drive. Therefore, no conflicts for the use of any easements are expected.

10. 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 

infrastructure will adequately serve the Arcadia Town Center. The City is currently in the 

process of upsizing an existing sewer line along Santa Anita Avenue that serves the 

project for which the Applicant will pay a fair share cost to help fund the project. Upon 

completion, the sewer line will adequately serve the project. Additionally, the requirements 

of the California Regional Water Quality Control Board will be satisfied. 
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11. 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, as conditioned, complies with all regulations 

within the Development Code and all other applicable regulations. 

Architectural Design Review

12. The proposed development will be in compliance with all applicable 

development standards and regulations in the Development Code. 

FACT: The Arcadia Town Center is in compliance with all the development 

standards required in the DMU and Downtown Overlay zone such as FAR, maximum 

height, setbacks, and parking. Therefore, the project meets the intent of this finding. 

13. The proposed development will be consistent with the objectives and 

standards of the applicable Design Guidelines. 

FACT: The Arcadia Town Center will feature a contemporary architectural style, 

incorporating a diverse color palette and high-quality exterior materials. This design will 

establish a prominent focal point at one of the City’s major intersections, complementing 

the existing modern buildings along Santa Anita Avenue while contributing to a vibrant 

atmosphere in the Downtown area. The design also includes several outdoor plazas on 

the ground floor, enhancing the commercial experience by encouraging walkability and 

activating public spaces. Additionally, two corner features will serve as visually striking 

focal points, drawing attention and enhancing the building’s overall aesthetic appeal. 

These distinctive elements will create an inviting environment, making the Arcadia Town 
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Center a standout addition to the area. As a result, the proposed design is in full alignment 

with the City’s Design Guidelines.

14. The proposed development will be compatible in terms of scale and 

aesthetic design with surrounding properties and developments. 

 FACT: The Arcadia Town Center is compatible with adjacent sites such as the 

adjacent Mercedes-Benz of Arcadia building (101 N. Santa Anita Avenue), the IMS 

Executive Suites building (150 N. Santa Anita Avenue), and the approved Alexan project 

regarding scale, design, and creating a Downtown feel to the area along Santa Anita 

Avenue and Huntington Drive. The design of the Arcadia Town Center thoughtfully 

incorporates the ideas within the City’s Center Design Plan, which promotes increased 

pedestrian activity, enhances street interaction, and building setbacks that respect the 

overall scale and mass. To align with these principles, the Arcadia Town Center is setback 

from Huntington Drive and Santa Anita Avenue, creating inviting public spaces and dining 

areas for residents and visitors. As a result, the Arcadia Town Center seamlessly 

integrates with the surrounding properties and developments as this area is in transition 

to allow for more mixed-use development. 

 15. The proposed development will have an adequate and efficient site layout in 

terms of access, vehicular circulation, parking and landscaping. 

 FACT: The Arcadia Town Center features a well-planned site layout, with two 

driveway access points designed to ensure smooth traffic flow within the parking garage. 

Both driveway access and circulation have been thoroughly reviewed by the City Engineer 

and are included in the Mitigated Negative Declaration to confirm their adequacy for 

servicing the development. The required parking is being provided across two levels, 
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minimizing dead-end drive aisles to enhance circulation throughout the site. Therefore, the 

site will be adequate in terms of parking and circulation.

16. The proposed development will be in compliance with all of the applicable 

criteria identified in Subparagraph 9107.19.040.C.5 for compliance with the Development 

Code and all other applicable City regulations and policies, the General Plan and any 

appliable specific plan, the Design Guidelines, policies and standards, and efficient site 

and layout design. 

 FACT: The Arcadia Town Center will fully comply with all applicable standards, the 

General Plan, and relevant design guidelines, contributing positively to the community’s 

vision for Downtown Arcadia. Located within the DMU zone, the project allows for a 

residential density of up to 80 units per acre and a building height of up to 60 feet. The 

proposed mass, scale, and design adhere to the City’s Design Guidelines and City Center 

Design Plan, ensuring compatibility with existing developments in the Downtown area. 

The development will also support the General Plan’s objectives by engaging the 

streetscape with inviting commercial storefronts and public plazas at the ground level. 

Additionally, the design incorporates adequate articulation, breaking up the building mass 

into distinct segments along each street frontage by positioning public plazas and 

stepping back the upper floors. As a result, the design of the proposed mixed-use 

development aligns with the City’s Design Guidelines, City Center Design Plan, and all 

other applicable standards. 

SECTION 3.  For the foregoing reasons, the Planning Commission adopts the 

Mitigated Negative Declaration and Mitigated Monitoring and Reporting Program in 

accordance with CEQA, and approves Architectural Design Review No. ADR 19-09, 
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Minor Use Permit No. MUP 19-11, Tentative Tract Map No. TTM 21-02 (83325), and 

Certificate of Demolition No. COD 22-25, to construct the “Arcadia Town Center” mixed-

use development at 5-19 W. Huntington Drive and 25-75 N. Santa Anita Avenue, subject 

to the conditions of approval attached hereto.  

SECTION 4.  The Secretary shall certify to the adoption of this Resolution.
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Passed, approved and adopted this 14th day of January, 2025. 

______________________
Marilynne Wilander
Chair, Planning Commission

ATTEST:

______________________
Lisa L. Flores
Secretary

APPROVED AS TO FORM:

______________________
Michael J. Maurer
City Attorney
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RESOLUTION NO. 2164

Conditions of Approval

1. The project shall be developed and maintained by the Property Owner/Applicant 
in a manner that is consistent with the plans submitted and recommended for 
approval to the City Council for Minor Use Permit No. MUP 19-11, Tentative Tract 
Map No. TTM 21-02 (83325), Architectural Design Review No. ADR 19-09, and 
Certificate of Demolition No. COD 22-25, subject to the satisfaction of the Deputy 
Development Services Director or designee. Noncompliance with the conditions of 
approval shall be grounds for immediate suspension or revocation of any 
approvals. Any minor changes to the development, including the outdoor dining 
area may be approved administratively by the Deputy Development Services 
Director.  

 
2. The Property Owner/Applicant shall submit a haul route map and staging plan to 

Planning Services prior to issuance of a grading permit. 
 
3. The Property Owner/Applicant shall be responsible for the repair of all damage to 

public improvements in the public right-of-way resulting from construction related 
activities, including, but not limited to, the movement and/or delivery of equipment, 
materials, and soils to and/or from the site. This shall be determined by the City 
Engineer and/or Public Works Services Director during construction and up until 
issuance of a Certificate of Occupancy. 

 
4. A comprehensive landscaping plan consistent with the conceptual landscape plan 

approved as part of the project must be submitted to Building Services for plan 
check and must be prepared by a licensed landscape architect, subject to the 
approval of the Deputy Development Services Director or designee. 

5. Grading plans shall be submitted to Building Services. The grading plans shall 
indicate all site improvements and shall indicate complete drainage paths of all 
drainage water run-off. 

6. The project shall comply with the latest adopted edition of the following codes as 
applicable: 

a. California Building Code  
b. California Electrical Code  
c. California Mechanical Code  
d. California Plumbing Code  
e. California Energy Code 
f. California Fire Code  
g. California Green Building Standards Code
h. California Existing Building Code 
i. Arcadia Municipal Code 
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7. The project shall comply with Chapter 35A Multiple Family Construction Standards 
in Arcadia Municipal Code Section 8130.20.

8. Prior to approval of the Final Tract Map, a dedication along the right-of-way of 
Santa Anita Avenue shall be dedicated to the City to accommodate a 10 foot 
parkway for sidewalk and utility purposes and at the corner of Santa Anita Avenue 
and Morlan Place to provide a corner cut-off for a standard accessible access 
ramp. 

 
9. Prior to approval of the Final Tract Map, a dedication of 1’-6” along the right-of-way 

of Huntington Drive shall be dedicated to the City to accommodate a 13’-6” wide 
parkway for sidewalk and utility purposes. 

 
10. All above ground utilities serving the site shall be removed, including all utility poles 

along property boundaries, and all new utility services shall be placed
underground. 

11. Prior to approval of the Final Tract Map or the issuance of a demolition permit, 
whichever comes first, the Property Owner/Applicant shall either construct or post 
security for all public improvements shown on the Tentative Tract Map No. 83325
and the following item(s):  
 

a. Remove and replace existing sidewalk, curb, and gutter along all property 
frontages from property line to property line to the satisfaction of the City 
Engineer.

b. Remove and replace all driveway approaches per City standard plan. 
c. Coordinate with Public Works Services on the protection or replacement of 

street trees. 
 

12. A 16” weld steel water main with 56 psi static pressure is available on Huntington 
Drive and a 6” cast iron water main with 53 psi static pressure is available on 
Morlan Place. Both mains are available for domestic water and/or fire service. The 
Applicant/Property Owner shall provide calculations to determine the maximum 
domestic demand, maximum commercial demand, and maximum fire demand in 
order to verify the required sizes of water services. 

 
13. The Property Owner/Applicant shall provide separate water services and meters 

for each separate structure as well as designated services for specific residential, 
commercial, and irrigation uses. Domestic water service for residential 
condominiums shall be provided by a common master meter with an approved 
reduced pressure backflow device for meter services protection. 
 

14. An approved back flow prevention device shall be installed for commercial use. 
 

15. In the event that fire suppression is common to the complex, a separate fire service 
with Double Check Detector Assembly (DCDA) shall be required as directed by 
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the Fire Marshal. Fire protection requirements shall be as stipulated by the Arcadia 
Fire Department and shall be conformed to the Arcadia Standard Plan. All fire 
services shall be isolated from domestic water services with approved back flow 
prevention devices.

16. A Water Meter Clearance Application shall be submitted to the Public Works 
Services Department prior to final plan check approval. 

17. New water service installations shall be installed by the Applicant/Property Owner. 
Installation shall be according to the specifications of the Public Works Services 
Department, Engineering Division. Abandonment of existing water services, if 
necessary, shall be carried out by the Applicant/Property Owner, according to 
Public Works Services Department, Engineering Division specifications. 

18. The Property Owner/Applicant shall utilize existing sewer laterals, if possible. If 
any drainage fixture is lower than the elevation of the next upstream manhole 
cover, an approved type of backwater valve is required to be installed behind the 
property line. 

 
19. Prior to a Certificate of Occupancy being issued for the project, the 

Applicant/Property Owner shall make a fair share contribution to the sewer line 
upsizing project along Santa Anita Avenue. This fair share payment is 
memorialized as Mitigation Measure UTL-1. 
 

20. The existing palm trees on Huntington Drive are to remain and be protected. 
 

21. The Property Owner/Applicant shall plant 36-inch box trees in tree wells with 
irrigation on Santa Anita Avenue and Morlan Place. Locations of the tree wells and 
species of trees are to be determined by the Public Works Services Inspector. 
 

22. The Property Owner/Applicant shall file a Notice of Intent (NOI) with the State 
Water Resources Control Board for a General Construction NPDES Permit, due 
to the proposed project exceeding one acre of disturbed land. The NOI must 
include items such as the preparation of a Stormwater Pollution Prevention Plan, 
applicable fees, and other required documentation. The City will not approve any 
grading plans until a Waste Discharger Identification number has been issued by 
the State. 
 

23. The proposed project is subject to low impact development (LID) requirements. 
The Property Owner/ Applicant shall integrate LID strategies into the site design. 
These strategies include using infiltration trenches, bioretention planter boxes, roof 
drains connected to a landscaped area, pervious concrete/paver, etc. 
 

24. Trash/recycling bins shall be configured to provide easy access for trash collection 
services. There should be 1 foot clearance around the trash bins/recycling bins 
and all bins/carts shall meet the specifications of the Public Works Services 
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Department. At a minimum, trash enclosure areas should accommodate three 
containers: a 3-yard bin for trash, 3-yard bin for recycling, and 69/96 gallon sized 
carts for organics recycling. The roof clearance for the trash enclosure must be at 
least 10 feet high. 

 
25. All building areas shall be fully fire sprinklered per the City of Arcadia Fire 

Department Commercial Sprinkler Standard. The sprinkler systems serving 
commercial areas and residential areas shall be segregated. The fire sprinkler 
system shall be monitored by a UL listed central station. Notification appliances 
shall be provided in all common areas. Visual appliances shall be provided in any 
residential units classified as being accessible.

26. Class I standpipes shall be provided on all floors inside stairwells and shall extend 
to the roof. Additional standpipes may be required for the building interior. 
 

27. Knox boxes shall be provided for all lobby areas. Any automatic gates used in 
parking areas shall be equipped with a knox switch. 
 

28. Minimum 2A:10BC fire extinguishers shall be provided in all common areas. A 
maximum travel distance of 75 feet shall be provided to fire extinguishers. 
 

29. A minimum of one Emergency Medical Services (EMS) elevator shall be required.  
 

30. An Emergency Responder Radio Coverage System shall be provided. 
 

31. The minimum required fire flow for the site shall be 1,500 gpm at 20 psi. 
 

32. All required exit stairwells shall be designed in an approved manner to allow the 
segregation of the commercial floors from the residential floors. 
 

33. Three new public fire hydrants shall be provided. One hydrant shall be provided 
on the west side of the street frontage on Huntington Drive. Two fire hydrants shall 
be provided on the street frontage of Santa Anita Avenue at approved locations. 

 
34. The Property Owner/Applicant shall prepare a Lighting Plan that provides the type 

and location of proposed exterior lighting and signage, subject to the review and 
approval of the City’s Development Services Department. All new lighting will be 
shielded and down-cast, such that the light is not cast onto adjacent properties or 
visible from above, and all new lighting would be reviewed to ensure compliance 
with the standards codified in Section 9103.01 of the City of Arcadia Development 
Code. 

35. The Project shall be conducted in compliance with all applicable South Coast Air 
Quality Management District (SCAQMD) rules and permitting requirements, 
including but not limited to: 
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• SCAQMD Rule 403, Fugitive Dust, for controlling fugitive dust and 
avoiding nuisance. Compliance with this rule will reduce short-term 
particulate pollutant emissions.

•  SCAQMD Rule 402, Nuisance, which states that a Project will not 
“discharge from any source whatsoever such quantities of air 
contaminants or other material which cause injury, detriment, nuisance, 
or annoyance to any considerable number of persons or to the public, 
or which endanger the comfort, repose, health or safety of any such 
persons or the public, or which cause, or have a natural tendency to 
cause, injury or damage to business or property”.

•  SCAQMD Rule 1113, Architectural Coatings, which limits the volatile 
organic content (VOC) of architectural coatings used for the Project.

36. Prior to approval of grading plans, the Development Services Department shall 
verify that the following note is included on the contractor specifications to ensure 
compliance with the Migratory Bird Treaty Act (MBTA): To avoid impacts on 
nesting birds, vegetation on the Project site should be cleared between September 
1 and January 31. If vegetation clearing occurs during the peak nesting season 
(between February 1 and August 31), a pre-construction survey shall be conducted 
by a qualified biologist to identify if there are any active nesting locations. If the 
biologist does not find any active nests within the impact area, the vegetation 
clearing/construction work will be allowed. If the biologist finds an active nest within 
the construction area and determines that the nest may be impacted by 
construction activities, the biologist will delineate an appropriate buffer zone 
around the nest depending on the species and the type of construction activity. 
Construction activities shall be prohibited in the buffer zone until a qualified 
biologist determines the nest is abandoned. 

37. As required by the City’s Comprehensive Tree Management Program, the Property 
Owner/Applicant shall obtain a permit from the Arcadia Public Works Services 
Department for the removal and planting of street trees associated with the Project. 
The Property Owner/Applicant will abide by the standards set forth in the permit, 
as well as standards contained in the Comprehensive Tree Management Program 
and other applicable sections of the Arcadia Development and Municipal Codes.

38. The Property Owner/Applicant shall submit the Project’s landscape plans, which 
will include the proposed locations and species of replacement street trees, to the 
Arcadia Public Works Services Department for review. Street tree species will 
consist of those set forth in the City’s Street Tree Master Plan. 

39. If human remains are encountered during excavation activities, all work shall halt 
in the immediate vicinity of the discovery and the Los Angeles County Coroner 
shall be notified (California Public Resources Code §5097.98). The Coroner shall 
determine whether the remains are of forensic interest. If the Coroner determines 
that the remains are prehistoric, s/he will contact the Native American Heritage 
Commission (NAHC). The NAHC shall be responsible for designating the most 
likely descendant (MLD), who will be responsible for the ultimate disposition of the 
remains, as required by Section 7050.5 of the California Health and Safety Code. 
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The MLD shall make his/her recommendation within 48 hours of being granted 
access to the site. The MLD’s recommendation shall be followed if feasible and 
may include scientific removal and non-destructive analysis of the human remains 
and any items associated with Native American burials (California Health and 
Safety Code §7050.5). If the landowner rejects the MLD’s recommendations, the 
landowner shall rebury the remains with appropriate dignity on the property in a 
location that will not be subject to further subsurface disturbance (California Public 
Resources Code §5097.98). 

40. The Project shall be consistent with the Title 24 energy efficiency standards and 
the mandatory requirements of the CALGreen code. Construction activities shall 
comply with idling requirements and maintenance requirements for on- and off-
road vehicles.  

41. Geotechnical design considerations for Project implementation are governed by 
the Arcadia Building Code, as set forth in Article VIII of the Arcadia Municipal Code, 
which incorporates by reference the California Building Code (CBC), including the 
California Building, Plumbing, Mechanical, Electrical and Existing Building Codes 
(CBSC 2022). Future buildings and structures shall be designed in accordance 
with applicable requirements of the CBC, the Arcadia Municipal Code, and any 
applicable building and seismic codes in effect at the time the grading plans are 
approved. 
 

42. Activities at the Project site shall comply with existing federal, State, and local 
regulations regarding hazardous material use, storage, disposal, and transport to 
prevent Project-related risks to public health and safety. All on-site generated 
waste that meets hazardous waste criteria shall be stored, manifested, 
transported, and disposed of in accordance with the California Code of Regulations 
(Title 22) and in a manner to the satisfaction of the local Certified Unified Program 
Agency (CUPA), as applicable. Any hazardous materials removed from the Project 
site shall be transported only by a Licensed Hazardous Waste Hauler, who shall 
be in compliance with all applicable State and federal requirements, including U.S. 
Department of Transportation regulations under Title 49 (Hazardous Materials 
Transportation Act) and Title 40, Section 263 (Subtitle C of the Resource 
Conservation and Recovery Act) of the Code of Federal Regulations; California 
Department of Transportation (Caltrans) standards; and Division of Occupational 
Safety and Health (Cal/OSHA) standards.
 

43. Prior to the issuance of a demolition permit, the Property Owner/Applicant shall 
obtain coverage under the General Permit for Storm Water Discharges 
Associated with the Construction and Land Disturbance Activities (Order No 
2012-0006-DWQ, NPDES No. CAS000002), which will require the development 
and implementation of a project-specific Storm Water Pollution Prevention Plan 
(SWPPP). 

44. The Property Owner/Applicant shall comply with all applicable codes, ordinances, 
and regulations, including the most current edition of the California Fire Code and 
the Arcadia Municipal and Development Codes, regarding fire prevention and 
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suppression measures; fire hydrants; fire access; water availability; and other, 
similar requirements. Prior to the issuance of building permits, the City of Arcadia 
Development Services Department and the Arcadia Fire Department shall verify 
compliance with applicable codes and that appropriate fire safety measures are 
included in the Project design. All such codes and measures shall be 
implemented prior to occupancy. 
 

45. In accordance with the City’s Ordinance 7492, prior to the issuance of the 
building permit, the Property Owner/Applicant shall remit the most current fire 
protection facilities impact fee to the City. All money collected as fees imposed 
shall be used against the capital and infrastructure costs required to maintain 
acceptable life safety and fire protection in the City. The Development Services 
Department shall confirm compliance with this requirement prior to the issuance 
of a building permit. 

46. Prior to issuance of the building permit, the Property Owner/Applicant shall pay 
new development fees to the Arcadia Unified School District (AUSD) pursuant to 
Section 65995 of the California Government Code. As an option to the payment 
of developer fees, the AUSD and the Property Owner/Applicant can enter into a 
facility and funding agreement, if approved by both parties. Evidence that 
agreements have been executed shall be submitted to the Development Services 
Department, or fees shall be paid with each building permit.
 

47. In accordance with the City’s Ordinance 2237 and Section 9105.15 of the City’s 
Development Code, prior to the issuance of the building permit, the Property 
Owner/Applicant shall remit the most current park facilities impact fee and/or 
other negotiated park fees to the City. All money collected as fees imposed shall 
be deposited in the Park Facilities Impact Fee Program and shall be used for the 
acquisition, development, and improvement of public parks and recreational 
facilities in the City, as proposed by the City’s Parks and Recreation Master Plan. 
The Development Services Department shall confirm compliance with this 
requirement prior to issuance of a building permit. 
 

48. The Property Owner/Applicant shall contribute, on a cost-share basis, to the 
City’s traffic mitigation system for any intersections affected by the Project, as 
defined in the approved Traffic Impact Study (Traffic Impact Study for the Arcadia 
Town Center Project, Psomas, September 2024). 
 

49. The Property Owner/Applicant shall comply with all applicable regulations and 
restrictions set forth in the Arcadia Municipal Code, including Section 7472 
regarding restrictions on discharges into the sewer and Section 5130 regarding 
achievement of annual waste diversion rates and other applicable requirements 
in compliance with but not limited to Assembly Bill 939, Assembly Bill 341, and 
Assembly Bill 1826. 
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50. 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 to the 
satisfaction of the Building Official, City Engineer, Deputy Development Services 
Director, Fire Marshal, and Public Works Services Director. Any changes to the 
existing facility may be subject to having fully detailed plans submitted for plan 
check review and approval by the aforementioned City officials and employees and 
may subject to separate building permits. 

51. To the maximum extent permitted by law, the 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 MUP 
19-11, TTM 21-02, ADR 19-09, and COD 22-25 (“Project”) on the Project 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 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. 

52. 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 promptly notify the Applicant of the claim, action, 
or proceedings and will fully cooperate in the defense of the matter. Once notified, 
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 that the Applicant reasonably approves. The parties hereby agree to 
cooperate in defending such action. The City will not voluntarily assist in any such 
third-party challenge(s) or take any position adverse to the Applicant in connection 
with such third-party challenge(s). In consideration for approval of the Project, this 
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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.

Mitigation Measures as Conditions of Approval

The following conditions are found in the Mitigation Monitoring and Reporting Program 
(MMRP). They are recorded here to facilitate review and implementation. More 
information on the timing and responsible parties for these mitigation measures is 
detailed in the MMRP.

53. MM CUL-1. Prior to the issuance of a demolition permit, the Property 
Owner/Applicant shall submit the name and qualifications of a qualified 
archaeologist to the City of Arcadia Development Services Department for review 
and approval. Once approved, the qualified archaeologist shall be retained by the 
Project Applicant/Developer. If suspected cultural (archaeological) resources or 
tribal cultural resources are inadvertently unearthed during excavation activities, 
the contractor shall immediately cease all earth-disturbing activities within a 100-
foot radius of the area of discovery. The Project contractor or Property 
Owner/Applicant shall contact the qualified archaeologist to request an evaluation 
of the significance of the find and determine an appropriate course of action. If 
avoidance of the resource(s) is not feasible, salvage operation requirements 
pursuant to Section 15064.5 of the State California Environmental Quality Act 
Guidelines shall be followed. After the find has been appropriately avoided or 
mitigated, work in the area may resume. 

54. MM NOI-1. The Property Owner/Applicant shall require that all construction 
contractors restrict the operation of the following construction equipment to beyond 
the following distances from off-site buildings: (1) vibratory rollers – 25 feet, and 
(2) Caisson drilling, large bulldozers, loaded trucks, and other large equipment 
(vehicle weight greater than 25,000 lbs.) – 15 feet. Any activities occurring within 
5 feet of existing property line shall use non-vibration intensive methods such as 
use of concrete saws, universal processors, and/or expansive agents for 
demolition. 
 

55. MM TRANS-1. Prior to the issuance of a grading permit, a Construction 
Management Plan shall be prepared by the Property Owner/Applicant for the 
review and approval of the City of Arcadia and any other affected jurisdictions in 
accordance with the Manual on Uniform Traffic Control Devices (MUTCD). 
Construction activities shall comply with the approved plan to the satisfaction of 
the City of Arcadia. The Property Owner/Applicant shall begin coordination with 
the City on the Construction Management Plan as soon as practicable during the 
final design process and in advance of construction so that effective measures can 
be developed to avoid, minimize, and mitigate construction impacts to parking and 
circulation within the City of Arcadia downtown. 
 
At a minimum, the Construction Management Plan shall: 

•  Describe the duration and location of lane closures (if any). 
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• Address traffic control for any partial street closures, detours, or other 
disruption to traffic circulation during project construction, including as-
needed use of flagpersons and signage.

•  Identify the routes that construction vehicles would utilize for the delivery 
of construction materials to access the project site. Haul routes would 
follow the City’s approved truck routes and avoid residential streets. 

•  Identify the location of parking and materials storage for construction 
workers during all phases of construction. Parking for construction 
workers would be provided on-site or at additional off-site locations that 
are not on public streets. 

• Identify of emergency access points/routes.  

•  Specify the hours during which transport activities can occur and 
methods to mitigate construction-related impacts to adjacent streets.

•   Require the contractor to keep all haul routes clean and free of debris 
including but not limited to gravel and dirt as a result of its operations. 
The contractor shall clean adjacent streets, as directed by the City 
Engineer (or representative of the City Engineer), of any material, which 
may have been spilled, tracked, or blown onto adjacent streets or areas.

•  All hauling or transport of oversize loads would occur between the hours 
of 7:00 AM and 5:00 PM only, Monday through Friday, unless approved 
otherwise by the City Engineer. No hauling or transport shall be allowed 
during nighttime hours, weekends or Federal holidays. 

•  Include details on the maintenance of bicycle and pedestrian facilities 
and connectivity through the Project to the satisfaction of the City 
Engineer. 

•  Require that haul trucks entering or exiting public streets shall at all 
times yield to public traffic, pedestrians, bicyclists, and other users.  

• Provisions for the contractor to repair existing pavement, streets, curbs, 
sidewalks, and/or gutters that may be altered during project 
construction. The repairs shall be completed in consultation with and to 
the satisfaction of the City Engineer. 

•  Require that all construction-related parking and staging of vehicles will 
be kept out of the adjacent public roadways and will occur either on-site 
or on designated off-site parcels that would not adversely affect access 
to or parking within the downtown. 

56. MM TCR-1. A Native American Monitor shall be retained prior to commencement 
of ground-disturbing activities: 
 

A.  The Property Owner/Applicant shall retain a Native American Monitor 
from or approved by the Gabrieleño Band of Mission Indians – Kizh 
Nation. The monitor shall be retained prior to the commencement of 
any “ground-disturbing activity” for the subject project at all project 
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locations (i.e., both on-site and any off-site locations that are included 
in the project description/definition and/or required in connection with 
the project, such as public improvement work). “Ground-disturbing 
activity” shall include, but is not limited to, demolition, pavement 
removal, potholing, auguring, grubbing, tree removal, boring, grading, 
excavation, drilling, and trenching.  

B.  A copy of the executed monitoring agreement shall be submitted to the 
lead agency prior to the earlier of the commencement of any ground-
disturbing activity, or the issuance of any permit necessary to 
commence a ground-disturbing activity.  

C.  The monitor will complete daily monitoring logs that will provide 
descriptions of the relevant ground-disturbing activities, the type of 
construction activities performed, locations of grounddisturbing 
activities, soil types, cultural-related materials, and any other facts, 
conditions, materials, or discoveries of significance to the Tribe. Monitor 
logs will identify and describe any discovered TCRs, including but not 
limited to, Native American cultural and historical artifacts, remains, 
places of significance, etc., (collectively, tribal cultural resources, or 
“TCR”), as well as any discovered Native American (ancestral) human 
remains and burial goods. Copies of monitor logs will be provided to the 
project applicant/lead agency upon written request to the Tribe.  

D.  On-site tribal monitoring shall conclude upon the latter of the following 
(1) written confirmation to the Kizh from a designated point of contact 
for the project applicant/lead agency that all grounddisturbing activities 
and phases that may involve ground-disturbing activities on the project 
site or in connection with the project are complete; or (2) a 
determination and written notification by the Kizh to the project 
applicant/lead agency that no future, planned construction activity 
and/or development/construction phase at the project site possesses 
the potential to impact Kizh TCRs. 

57. MM TCR-2. Unanticipated Discovery of Tribal Cultural Resource Objects 
 
(Non-Funerary/Non-Ceremonial) Upon discovery of any TCRs, all construction 
activities in the immediate vicinity of the discovery shall cease (i.e., not less than 
the surrounding 50 feet) and shall not resume until the discovered TCR has been 
fully assessed by the Kizh monitor and/or Kizh archaeologist. The Kizh will recover 
and retain all discovered TCRs in the form and/or manner the Tribe deems 
appropriate, in the Tribe’s sole discretion, and for any purpose the Tribe deems 
appropriate, including for educational, cultural and/or historic purposes. 
 

58. MM TCR-3. Unanticipated Discovery of Human Remains and Associated Funerary 
or Ceremonial Objects  

A.  Native American human remains are defined in PRC 5097.98 (d)(1) as 
an inhumation or cremation, and in any state of decomposition or 
skeletal completeness. Funerary objects, called associated grave 
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goods in Public Resources Code Section 5097.98, are also to be 
treated according to this statute. 

B. If Native American human remains and/or grave goods are discovered 
or recognized on the project site, then Public Resource Code 5097.9 
as well as Health and Safety Code Section 7050.5 shall be followed.  

C. Human remains and grave/burial goods shall be treated alike per 
California Public Resources Code section 5097.98(d)(1) and (2).  

D.  Preservation in place (i.e., avoidance) is the preferred manner of 
treatment for discovered human remains and/or burial goods.  

E.  Any discovery of human remains/burial goods shall be kept confidential 
to prevent further disturbance.

 
59. MM UTIL-1. Sewer Upsizing Fair Share Payment. Prior to issuance of a Certificate 

of Occupancy permit for the Project, the Property Owner/Applicant shall make a 
fair share contribution of 9 percent of the total Santa Anita Avenue sewer upsizing 
project cost to the City’s Development Services Department. This payment shall 
help fund replacing the existing sewer line in Santa Anita Avenue between 
Huntington Drive and Camino Real Avenue within 12-inch diameter pipelines. The 
Santa Anita Avenue sewer upsizing project shall be split into three phases and 
included in the City's 2024- 25, 2025-26, and 2026-27 Capital Improvement Plan 
budgets, respectively. The sewer work will be completed by the City's Public Works 
Department by approximately the end of the 2026-27 Fiscal Year. A Certificate of 
Occupancy shall not be issued until all phases of the Santa Anita Avenue sewer 
upsizing project are fully implemented. This measure shall be implemented to the 
satisfaction of the City Public Works Services Department as appropriate. 

--- 
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ARCADIA PLANNING COMMISSION
REGULAR MEETING MINUTES

TUESDAY, DECEMBER 10, 2024

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.

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

ROLL CALL

PRESENT: Chair Wilander, Vice Chair Tallerico, Commissioners Arvizu, Hui, and Tsoi

ABSENT: None

Commissioner Hui arrived at 7:02 p.m. 

SUPPLEMENTAL INFORMATION FROM STAFF REGARDING AGENDA ITEMS

There were none.

PUBLIC COMMENTS (5 minute time limit per person) 

There were none. 

PUBLIC HEARING

1. Resolution No. 2162– Approving Multiple Family Architectural Design Review No. MFADR 24-
03, Tentative Parcel Map No. TPM 24-01 (84605), and Protected Tree Encroachment No. TRE
24-14 for a detached two-unit Mediterranean style, multiple family residential development at 214
Genoa Street
CEQA: Exempt
Recommendation: Adopt

Applicant: Sanyao Design Group Inc. 

MOTION - PUBLIC HEARING 

Chair Wilander introduced the item and Associate Planner Gary Yesayan presented the staff 
report.

Commissioner Arvizu asked what the minimum width required is for guest parking spaces.

Mr. Yesayan responded and said it is 9 feet wide, unless it is adjacent to a solid wall then it must 
be at least 11’-6” in width.  

Commissioner Tsoi asked if floor area ratio is applicable in multiple family developments. 

Mr. Yesayan stated that floor area ratio is not applicable, only density. 

Commissioner Tsoi asked if parking spaces are determined per bedroom or per unit. 

Mr. Yesayan said that parking spaces in multiple family developments are determined per unit. 
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 2 12/10/2024

The public hearing was opened.  
 
The Applicant, Robert Tong, introduced himself and spoke on behalf of the property owner. Mr. 
Tong expressed his gratitude to Mr. Yesayan for processing the project and the staff report. Mr. 
Tong said he was open to questions and confirmed his acceptance of all the conditions outlined 
in the Resolution.  
 
Chair Wilander stated that she would prefer a larger replacement tree – a 48-inch Coast Live Oak 
tree instead of a 36-inch box.  
 
Mr. Tong said that that would be acceptable. 
 
There were no other speakers.  
 
Vice Chair Tallerico made a motion to close the public hearing. Commissioner Arvizu seconded 
the motion.  
 
Without objection, the motion was approved. 

 
DISCUSSION 

 
Vice Chair Tallerico said the project was straightforward and had no concerns except for the Oak 
tree, however he was satisfied with the staff report and the mitigation plan.  
 
Commissioner Tsoi stated that the design was well articulated, and he was pleased with the 
design.  
 
Commissioner Hui said that the design was superb, that it is consistent with the General Plan, 
and meets all the code regulations.   
 
Commissioner Arvizu thanked Mr. Tong for his design and for not pushing it to the limits.   
 
Chair Wilander concurred with the Commission and said the development will be a great addition 
to the neighborhood.    

MOTION 
 

Chair Wilander recommended that Condition No. 4 be amended to require a 48-inch box Coast 
Live Tree instead of a 36-inch box. 
 
Deputy Development Services Director, Lisa Flores, informed the Commission that the word 
“common” was removed from Condition No. 10 as it was not applicable.  

 
It was moved by Commissioner Arvizu, seconded by Vice Chair Tallerico to approve the amended 
condition (condition no. 4) and adopt Resolution No. 2162 approving Multiple Family Architectural 
Design Review No. MFADR 24-03, Tentative Parcel Map No. TPM 24-01 (84605), and Protected 
Tree Encroachment No. TRE 24-14 for a detached two-unit Mediterranean style, multiple family 
residential development at 214 Genoa Street in which the findings were made and is CEQA 
exempt.  
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ROLL CALL 
 

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

 
The motion was approved. 
 
There is a ten (10) day appeal period. Appeals are to be filed by 4:30 p.m. on Friday, December 20, 2024. 
 
CONSENT CALENDAR  
 
1. Minutes of the November 26, 2024, Regular Meeting of the Planning Commission 

 
Recommendation: Approve 

 
Vice Chair Tallerico motioned to approve the amended minutes and seconded by Commissioner 
Tsoi.  
 

ROLL CALL 
 

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

 
The motion was approved. 

 
MATTERS FROM CITY COUNCIL LIAISON 
 
City Council Member Wang had nothing to report. 
 
MATTERS FROM THE PLANNING COMMISSONERS 
 
Vice Chair Tallerico wished everyone Happy Holidays.  
 
Commissioner Arvizu informed the Commission that the Winter Festival was going to take place at 11:00 
a.m. on Saturday, December 14 in Downtown Arcadia on First Avenue. 
 
Chair Wilander wished the Commission Happy Holidays.  
 
MATTERS FROM ASSISTANT CITY ATTORNEY 
 
Assistant City Attorney Martz was absent. 
 
MATTERS FROM STAFF INCLUDING UPCOMING AGENDA ITEMS 
 
Ms. Flores reported that the meeting on December 24 was cancelled.  
 
Ms. Flores introduced the Planning Division’s new Senior Planner, Melissa Chipres.  
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Ms. Flores informed the Commission that the next Planning Commission meeting will be held on January
14, 2025, and the Arcadia Town Center Mixed Use project will be on the agenda.  
 
Ms. Flores reported that the League of California Cities announced that the Planning Commissioners 
Academy will take place from March 5-7, 2025, in Santa Rosa.  
 
ADJOURNMENT 
 

The Planning Commission adjourned the meeting at 7:24 p.m., to Tuesday, January 14, 2025, at 7:00 
p.m. in the City Council Chamber.  

 
 
 
 
  
Chair Wilander, Planning Commission 

 
 
 
 
 
 
ATTEST:   
   Lisa L. Flores 
      Secretary, Planning Commission 
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