CITY OF ARCADIA PLANNING COMMISSION
CAD REGULAR MEETING AGENDA

Tuesday, October 14, 2025, 7:00 PM

Location: City Council Chambers, 240 W. Huntington Drive

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 the City Clerk at (626) 574-5455. Notification 48 hours prior to the meeting will enable the City to make
reasonable arrangements to assure accessibility to the meeting.
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Pursuant to the City of Arcadia’s Language Access Services Policy, limited-English proficient speakers who require translation
services in order to participate in a meeting may request the use of a volunteer or professional translator by contacting the City
Clerk’s Office at (626) 574-5455 at least 72 hours prior to the meeting.
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CALL TO ORDER
ROLL CALL:

Domenico Tallerico, Chair

Vincent Tsoi, Vice Chair

David Arvizu, Commissioner
Angela Hui, Commissioner
Marilynne Wilander, 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.

1. Resolution No. 2175 - Denying Conditional Use Permit No. CUP 24-13, Site Plan and
Design Review No. ADR 24-16, and Lot Line Adjustment No. LLA 25-02 for a new 4,295-
square-foot self-service car wash with an off-site parking agreement at 169 E. Foothill
Boulevard
CEQA: Exempt
Recommendation: Adopt

Applicant: Karl Huy on behalf of Igor Paskhover

There is a ten day appeal period. Appeals are to be filed by 4:30 p.m. on Friday, October
24, 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.

2. Minutes of the September 9, 2025, 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, October 28, 2025, at 7:00
p.m.




Welcome to the Arcadia Planning Commission Meeting!

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

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

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

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

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

AGENDA ITEMS: The Agenda contains the regular order of business of the Planning
Commission. Iltems 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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CITY OF

ARCADIA STAFF REPORT

DEVELOPMENT SERVICES DEPARTMENT

DATE: October 14, 2025
TO: Honorable Chairperson and Planning Commission
FROM: Lisa L. Flores, Deputy Development Services Director

By: Fiona Graham, Planning Services Manager

SUBJECT: RESOLUTION NO. 2175 - DENYING CONDITIONAL USE PERMIT NO. CUP 24-13,
SITE PLAN AND DESIGN REVIEW NO. ADR 24-16, AND LOT LINE ADJUSTMENT
NO. LLA 25-02 FOR A NEW 4,295 SQUARE FOOT SELF-SERVICE CAR WASH WITH
AN OFF-SITE PARKING AGREEMENT AT 169 E. FOOTHILL BOULEVARD
CEQA: Exempt
Recommendation: Adopt

SUMMARY

The Applicant, Karl Huy, on behalf of the business owner Igor Paskhova, is requesting
approval of Conditional Use Permit No. CUP 24-13, Site Plan and Design Review No. ADR 24-
16, and Lot Line Adjustment No. LLA 25-02 to realign an existing lot line and construct a new
self-service car wash facility with an off-site parking agreement located at 169 E. Foothill
Boulevard (“Project”). The proposal includes demolition of existing improvements,
construction of a 4,295 square foot self-service car wash tunnel building, installation of
vacuum stalls, and associated site improvements.

The proposed Project is not compatible with surrounding current and future land uses,
conflicts with applicable goals and policies related to housing, and is inconsistent with the
City's adopted Housing Element Residential Sites Inventory.

It is recommended that the Planning Commission adopt Resolution No. 2175 (Attachment
No. 1), which denies Conditional Use Permit No. CUP 24-13, Site Plan and Design Review No.
ADR 24-16, and Lot Line Adjustment No. LLA 25-02 based on the findings contained in the
staff report.
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BACKGROUND

The subject site is located on the north side of E. Foothill Boulevard at the northwest corner
of N. 2nd Avenue, with Highland Oaks Avenue to the west. The property has a total lot area
of 23,895.93 square feet. The adjacent commercial center to the north and west - The
Shoppes at Highlander Center (Highlander Center) - which is under the same ownership as
the Project site, contains approximately 226,644.81 square feet. The property is zoned
General Commercial (C-G) with a Residential Flex (RF) Overlay and is also located within the
Architectural Design Overlay (refer to Attachment No. 2). The General Plan Land Use
Designation for the site is Commercial. Surrounding land uses include commercial uses to
the east and along E. Foothill Boulevard, with single-family residential neighborhoods
located behind and beyond the commercial strip.

The site is currently improved with a 5,600-square-foot bank building, which is proposed to
be demolished. The building has been largely vacant for the past couple of years. The owner
of the adjacent Highlander Center recently purchased the subject parcel containing the bank
building, consolidating ownership in this portion of the Foothill Boulevard corridor. Both
properties are identified in the City's Housing Element Residential Sites Inventory as
opportunity sites to accommodate future housing growth.

The Project proposes demolition of the existing bank building and construction of a new self-
service car wash facility, consisting of an approximately 4,295 square foot tunnel building,
20 vacuum stalls, new drive aisles, landscaping, and related site improvements. To
accommodate the proposed self-service car wash entirely on one lot, the Applicant has
submitted a Lot Line Adjustment application to realign the existing property boundary.
Although the car wash building, vacuum stalls, and drive aisles would be located on the
resulting lot, staff parking and vehicular access would be contained on the adjacent
Highlander Center lot and maintained through an off-site parking agreement and a shared
access agreement.
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Figure 1: Aerial photo of the subject sit
DISCUSSION

The subject site is located at the northwest corner of E. Foothill Boulevard and N. 2nd
Avenue, immediately adjacent to the Highlander Center. The proposed building is oriented
with the tunnel entrance facing south toward E. Foothill Boulevard, while the bulk of
operational activity, including vehicle queuing, washing, and vacuuming, is located inside or
to the west of the building. This layout positions the structure as a buffer between the more
active portions of the site and the public street frontage, helping to screen noise and activity
from N. 2nd Avenue (See Figure 2 below for the site plan). The nearest residential properties
are approximately 200 feet to the north, separated from the site by intervening commercial
development. As a result, operational impacts are expected to be minimal.

The proposed car wash will operate Monday through Friday from 8:00 a.m. to 8:00 p.m.,
Saturday from 8:00 a.m. to 8:00 p.m., and Sunday from 8:00 a.m. to 6:00 p.m. The use will be
organized into two shifts per day, with an average of two to four employees on site at any
given time. This staffing level is adequate to manage daily operations, ensure orderly
circulation, and provide oversight of both the wash tunnel and the self-service vacuum areas.
The proposed hours of operation are consistent with other service-oriented commercial uses
along E. Foothill Boulevard and will not extend into late-night hours that could otherwise
result in incompatibility with nearby businesses or the broader community. The business
owner is experienced and operates numerous other self-service car wash businesses
throughout California. The owner has indicated the car wash will utilize modern, high-quality
equipment including a belt-driven conveyor system to reduce noise and provide a superior
experience for customers.
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A dual queuing aisle is provided onsite which can accommodate up to approximately 20
vehicles waiting to access the car wash tunnel. The tunnel itself can accommodate one (1)
vehicle at a time and has a wash time of two (2) to five (5) minutes, depending on the service
chosen by the customer. An additional 20 vacuum stalls will provide space for customers to
self-clean their vehicles. No additional onsite parking is provided beyond that required for
customers cleaning their vehicles.
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Figure 2: Proposed Site Plan

A utility review has been conducted for the proposed Project. A sewer study submitted by
the Applicant indicates that there is sufficient capacity within the existing system to
accommodate the projected wastewater flows from the car wash. Similarly, the City's water
system has adequate supply and pressure to serve the proposed use. Based on this
information, the Project can be accommodated by existing public utility infrastructure
without requiring off-site improvements.

10
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Lot Line Adjustment

The car wash use requires a realignment of the property lines to ensure it is wholly contained
on one lot. The proposed Lot Line Adjustment (LLA) involves the realignment of the shared
boundary between the two adjoining parcels; one containing the Highlander Center and the
other the subject property. The adjustment does not create any new lots, does not involve
any illegally created lots, and involves only two parcels, which is fewer than the maximum of
four lots permitted by the Development Code. No street or alley dedication or improvements
are necessary to properly service the subject properties, as the parcels continue to be served
by existing access points within the Highlander Center and adjacent public rights-of-way.

As a result of the adjustment, the subject lot will increase in size to 30,702 square feet, while
the Highlander Center will reduce in size to 221,880 square feet. Both resulting lots conform
to all applicable standards of the Commercial General (C-G) Zone. The C-G Zone does not
establish a minimum lot size or dimensional standards; therefore, the adjusted lots meet the
minimum requirements of the Development Code. The property owner has confirmed that
the property has no lien holders, record owners, or trust deed holders, and a recent title
report was submitted. As such, the proposed Lot Line Adjustment is compliant with the
provisions of the Development Code. Refer to Attachment No. 4 for the proposed Lot Line
Adjustment map.

Building Design and Architecture

The proposed building complies with the applicable development standards of the General
Commercial (C-G) Zone. The project has a floor area ratio (FAR) of 0.14, which is below the
maximum permitted FAR of 0.5. The proposed building height of 28 feet is within the
maximum allowable height of 40 feet. No front setback is required along E. Foothill
Boulevard, and the project provides a compliant six-foot street side yard setback along N.
2" Avenue. Refer to Figure 3 below for a rendering of the site.

The building is designed in a contemporary style with neutral tones and a combination of
materials including stone veneer and light gray stucco. Its massing and scale are consistent
with other commercial buildings in the vicinity, and the overall form reflects the operational
needs of a car wash use. Landscaping is proposed along the perimeter of the site and
includes 13 trees throughout the property including areas adjacent to the vacuum stations,
in order to meet minimum landscape requirements and to provide some screening of site
activities.

The subject property is located within the Architectural Design (D) Overlay Zone, which refers
to site specific design provisions implemented by City Council Resolution No. 3810 (adopted
August 17, 1965). The purpose of the Overlay isto ensure that new development and exterior
modifications on the subject site and adjacent Highlander Center maintain a consistent and
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orderly architectural character. The Project has been reviewed against these provisions and
is consistent with all applicable standards. Refer to Attachment No. 3 for the Project plans.

Figure 3: Rendering of the Project

Vehicle Access and Parking

Vehicle access to the Project is provided through existing driveways along E. Foothill
Boulevard and N. 2" Avenue, which are shared with the Highlander Center; no direct access
is provided to the site. The Project requires a shared access and off-site parking agreement
to allow the car wash to utilize the larger Highlander Center’s circulation system and parking
supply. With this agreement in place, the project meets the Development Code's
requirements for access and parking. Emergency vehicle access has also been reviewed and
can be accommodated through these shared drive aisles.

The parking study prepared by Kimley-Horn evaluated both the City of Arcadia’s parking
requirements and actual parking utilization at the Highlander Center (refer to Attachment
No. 5). Based on the Development Code, the combined uses in the shopping center, including
the proposed 4,295-square-foot car wash, would require 319 parking spaces. The Project will
remove 37 existing parking spaces on the bank site, reducing the total number of available
parking spaces to 219 across both properties, although there will be no reduction in parking
on the Highlander Center lot itself. This results in a calculated shortfall of 100 spaces for the
Highlander Center and Project.

12
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To better understand existing demand, a week-long parking occupancy survey was
conducted across four zones of the shopping center lot. Observations collected between
6:00 a.m. and 10:00 p.m. showed that peak weekday occupancy occurred around 4:00 p.m.
with 80 spaces in use, representing 37 percent of the proposed 219-space supply. Weekend
occupancy peaked at 28 percent of available spaces being used. The maximum observed
demand during the study period was 82 occupied spaces, significantly lower than the 319
spaces required under the Code and the 219 spaces available.

The study concluded that, while the two properties have a technical deficit relative to the
Development Code, actual utilization patterns suggest that the parking supply within the
Highlander Center would be adequate to serve all existing uses and the Project. However,
the reciprocal access and off-site parking agreements with the Highlander Center tie the
subject site to the larger shopping center in a way that may constrain future redevelopment
options. Although sufficient for current operational needs, the reliance on off-site parking
supply limits flexibility in site design, building placement, or land use mix if the Highlander
Center were to be redeveloped in the future.

Regarding traffic generation, the proposed Project is not expected to generate sufficient
vehicle trips to require a Traffic Impact Analysis. Site access will be consolidated by removing
one existing driveway on Foothill Boulevard and utilizing the remaining driveways, improving
the project’s interface with the surrounding street network. Additionally, the project qualifies
for Vehicle Miles Traveled (VMT) screening as a local-serving retail use under 50,000 square
feet. Therefore, no further transportation-related review was required.

Due to the nature of the business, customer bicycle parking was not required. Two (2) staff
bicycle parking spaces are required, and these are to be accommodated within the building

storage and staff rooms.

Future Land Uses (Housing Element and Residential Sites Inventory)

As part of the City's long-range housing strategy, the Housing Element identifies specific
properties that can potentially contribute to the City's housing production goals. When a
property is included in the Residential Sites Inventory (RSI), it signals that the site has been
evaluated and deemed suitable for future residential development, often with the flexibility
to include affordable housing. This identification is part of the City’s compliance with state
housing laws and ensures that the City plans adequately for its regional housing needs.

Both the car wash site and the adjacent Highlander Center are identified in the City's RSl and
were subsequently rezoned to have a Residential Flex (RF) Overlay which facilitates
residential development. As part of the RSI preparation, the City envisioned that these
parcels could be consolidated or redeveloped together to allow for residential uses or a mix
of commercial and residential uses. At the time of the Housing Element preparation, these
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properties were under separate ownership, however the Highlander Center owner has since
purchased the subject property, offering a unique and important opportunity for
coordinated mixed-use or residential redevelopment of the entire site.

The current proposal for a car wash removes the opportunity to provide residential uses on
the subject site itself. However, the impacts are broader than the loss of the single lot. Firstly,
the Project directly impacts the adjacent Highlander Center, which must now provide parking
and access for the car wash in perpetuity. This arrangement limits and burdens the layout
options for any future residential or mixed-use redevelopment of the Highlander Center
itself. More importantly, it reduces the benefits that could be gained from consolidating
these lots. Lot consolidation is often crucial for creating a viable, well-designed, cohesive
redevelopment project, especially on a prominent corner. By redeveloping the subject
property for a car wash - a commercial use that cannot be meaningfully combined with a
mixed use or residential development - any potential benefits from lot consolidation are
lost.

The Highlander Center has an irregular layout, with two large carve-outs along E. Foothill
Boulevard for the McDonald's drive-through restaurant and the subject car wash property,
making any redevelopment of the center challenging. Lot consolidation is critical to
successful redevelopment not only because it increases the overall site area, but because it
allows for coordinated site planning, efficient circulation, and flexible building placement. A
consolidated site often achieves better design outcomes—such as continuous street
frontage, cohesive massing, and integrated parking and access—that are difficult or
impossible to accomplish on fragmented or irregular parcels. This is especially the case for
corner lots.

In essence, the impact is not just on the single parcel but on the broader redevelopment
potential of the Highlander Center. The consolidation that could have supported a more
comprehensive residential or mixed-use project is lost by the introduction of the car wash,
making the Highlander Center less likely to be redeveloped.

The property owner has indicated that several long-term leases within the Highlander Center
limit the ability to pursue redevelopment in the near term. While this is accurate and an
important factor to consider, it is also a challenge commonly faced by other commercial
centers undergoing reinvestment. Such lease obligations may complicate or extend the
timing of redevelopment but do not preclude it from occurring.

State housing law requires cities to maintain adequate residential capacity by income
category on identified Housing Element sites (the “no net loss” requirement). The car wash
site represents a loss of 13 units (3 lower income, 2 moderate income, and 8 above-moderate
income) identified in the Residential Sites Inventory (RSI). While this reduction alone is minor
and the City still has sufficient capacity to meet its RHNA, the Project’s reciprocal access and
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off-site parking agreement may constrain redevelopment of the adjacent Highlander Center,
which accounts for 124 potential units in the RSI.

FINDINGS

Conditional Use Permit

Section 9107.09.050(B) of the Development Code requires that for a Conditional Use Permit
to be granted, the Planning Commission must make the following findings:

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:

The Project is consistent with the General Plan, is an allowed use within the General
Commercial 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. The property is zoned General Commercial (C-G). Pursuant to Development
Code Section 9102.03.020, Table 2-8, car washes are conditionally permitted in this
zone, subject to Planning Commission approval of a Conditional Use Permit. The
proposed Project has been reviewed for compliance with all applicable development
standards, including maximum floor area ratio, building height, and required
setbacks, and complies with each of these requirements.

The subject property has a General Plan land use designation of Commercial, which
supports a variety of retail and service-oriented activities in addition to residential
development. The proposed Project is a commercial service use in an established
commercial corridor and is consistent with several General Plan goals and policies,
including:

e Policy LU-1.2: Promote new uses of land that provide diverse economic, social,
and cultural opportunities, and that reinforce the characteristics that make
Arcadia a desirable place to live.

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

e Goal LU-6: Attractive and vibrant commercial corridors that provide for the retail,
commercial, and office needs of Arcadia with expanded opportunities for mixed-
use development
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The Housing Element, a component of the General Plan, applies the Residential Flex
(RF) Overlay to the subject site and the adjacent Highlander Center to expand
opportunities for residential and mixed-use development, including affordable
housing. Both properties are listed in the RSI and contribute potential capacity toward
meeting the City's Regional Housing Needs Allocation (RHNA). While inclusion in the
RSI does not require that each site be developed with housing—its purpose is to
demonstrate adequate citywide capacity—the proposed Project does not advance
residential or mixed-use development on either parcel. Even so, the Project remains
consistent with the General Plan as a whole and therefore satisfies the required
finding.

2. Thedesign, 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 proposed car wash will not be compatible with the existing and future land uses
in the vicinity. The subject property, formerly occupied by a bank, is located
immediately adjacent to the Highlander Center, a large commercial site that occupies
a highly visible and strategically important corner at E. Foothill Boulevard and N. 2nd
Avenue. This intersection has long been viewed by the City as a focal point for
reinvestment and potential mixed-use redevelopment, as reflected in both the
General Plan and the recently adopted Housing Element. In February 2024, the
Residential Flex (RF) Overlay Zone was applied to the Highlander Center to provide
opportunities for residential or mixed-use redevelopment, including affordable
housing. The Highlander Center itself has faced challenges in recent years, with the
loss of key tenants and the introduction of less successful uses, such as the Quality
Dialysis Center that has never opened despite being approved in 2020. As a result,
the mix of land uses in this location—both now and in the future—is especially critical.

The acquisition of the Bank of America parcel created an opportunity for the
Highlander Center to be repositioned with new uses that could energize the site.
However, the proposed car wash, by its design, location, and operational
characteristics, does not advance those objectives. Located on the most prominent
corner of the property, directly across from and in front of the Highlander Center’s
anchor tenant (Grocery Outlet), the car wash would become the visible focal point of
the intersection. A self-service car wash, which relies on customers vacuuming and
detailing their own vehicles, does not generate synergy with surrounding retail
tenants and may deter more desirable commercial users. While not directly harmful
to the residential uses to the north, the noise, circulation, and operational impacts
are inconsistent with a site that has been identified for higher-intensity and mixed-
use redevelopment.
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In addition, the project requires reciprocal access and off-site parking agreements
with the Highlander Center, tying the subject property to the larger shopping center.
These encumbrances prioritize the functional needs of the car wash and reduce the
ability to reconfigure circulation, parking, and building placement in the event the
Highlander Center is redeveloped. The permanent siting of a car wash structure at
this corner would also dictate orientation and setback patterns that are inconsistent
with redevelopment scenarios, which would likely emphasize continuous building
frontage and pedestrian-friendly, active ground-floor uses along E. Foothill Boulevard
and N. 2nd Avenue. By contrast, the proposed car wash locks the subject parcel into
a layout that undermines these goals and significantly reduces the potential to
provide new housing, including affordable housing, under the RF Overlay.

Although the RF Overlay does not require the Highlander Center to redevelop with
residential uses, the consolidation of the former bank parcel into the ownership of
the Highlander Center created an opportunity for a more comprehensive site
strategy. A smaller and more adaptable retail use would be more compatible with the
grocery anchor and surrounding tenants while preserving long-term flexibility. The
proposed car wash does not achieve this, and while it may be considered through the
Conditional Use Permit process, the evidence shows that the design, location, size,
and operating characteristics of the project are incompatible with both the existing
commercial context and the City's long-term vision for this prominent commercial

property.
3. Thessite 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 site is physically suitable in terms of design, location, shape, size, and operating
characteristics to accommodate the proposed car wash use. The Project site occupies
the north-west corner of E. Foothill Boulevard and N. 2" Avenue and is adjacent to
the Highlander Center, a large, commercially zoned property that has historically
accommodated a variety of retail and service uses. The reconfigured property is of
sufficient size and shape to provide the required building footprint, loading,
circulation, and stacking lanes for the proposed car wash, however the required
parking and site access will be accommodated on the adjacent Highlander Center.

The design of the site plan incorporates reciprocal access and parking with the larger
Highlander Center, thereby allowing vehicles to enter and exit safely from both E.
Foothill Boulevard and N. 2" Avenue. The Project has been configured to maintain
circulation patterns within the center while accommodating vehicle queuing and
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vacuum stations on-site, minimizing potential conflicts with other tenants. The shape
and size of the parcel at this location provide sufficient depth and frontage to contain
the proposed use.

In terms of operating characteristics, the proposed car wash will be professionally
managed by an experienced operator. Hours of operation, on-site supervision, and
best-practice equipment are expected to limit noise and off-site impacts, ensuring
compatibility with the adjacent commercial uses. The location along E. Foothill
Boulevard, a major commercial corridor, is appropriate for a service-oriented use that
generates regular vehicle traffic, and the site has been designed to accommodate
these operational needs while remaining consistent with the regular functioning of
the Highlander Center. Therefore, the Project site is physically suitable in terms of its
design, location, shape, size, and operating characteristics to accommodate the
proposed car wash use.

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

Facts to Support This Finding:

The property is located at the northwest corner of E. Foothill Boulevard and N. 2nd
Avenue. Both streets are adequate in width and pavement condition to accommodate
the traffic generated by the proposed car wash as well as access for emergency
vehicles. Therefore, the project will not adversely affect the existing conditions of
these rights-of-way.

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

Facts to Support This Finding:

The Fire and Police Departments have reviewed the application and determined that
the proposed car wash can be adequately served with existing resources. No
additional impacts to public protection services are anticipated as a result of the
project.

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:

A utility review has been conducted for the proposed car wash. A sewer study
submitted by the applicant demonstrates that there is sufficient capacity within the
existing wastewater collection and treatment system to accommodate the projected
flows from the project. The City's water system also has adequate supply and
pressure to serve the proposed use. Solid waste generated by the project will be
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collected and disposed of through the City’s franchised waste hauler, consistent with
other commercial uses in the area. The project site is located in a fully urbanized area
where storm drainage facilities are available, and the project will be required to
comply with applicable stormwater management regulations. No impacts to schools
are anticipated, as the car wash is a commercial use that does not generate
residential population. Therefore, adequate utilities and public services are in place
to serve the project without requiring off-site improvements.

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 proposed car wash has been evaluated for its potential impacts on the
surrounding area, and the evidence indicates that the type, density, and intensity of
the use will not adversely affect the public convenience, health, interest, safety, or
welfare. The project is located on a commercially zoned parcel at the intersection of
E. Foothill Boulevard and N. 2nd Avenue, within an established commercial corridor
where service-oriented uses are expected and appropriate. The nearest residential
properties are located approximately 200 feet to the north and are buffered by
intervening commercial development, reducing the likelihood of direct impacts.

Operationally, the car wash will function with two shifts per day and a maximum of
four employees on site at any given time. Hours of operation are limited to daytime
and early evening (8:00 a.m. to 8:00 p.m. Monday through Saturday, and 8:00 a.m. to
6:00 p.m. on Sunday), ensuring that activities do not extend into late-night hours
when conflicts are more likely. A sewer study and utility review confirm that adequate
capacity exists within the City’s infrastructure to serve the project without overloading
existing systems. Emergency vehicle access has been reviewed and determined to be
sufficient.

The project also provides adequate on-site queuing capacity for vehicles, with a dual
queuing aisle accommodating up to 20 cars at a time and 20 vacuum stalls for self-
service cleaning. A parking study demonstrates that overall demand within the
Highlander Center, which will share access and parking with the car wash, is well
below available supply, ensuring that the limited employee parking demand can be
absorbed without adverse impacts on surrounding tenants. Noise and activity
associated with vehicle washing and vacuuming will be largely contained within or
west of the building, which acts as a buffer between site operations and the public
street frontage.
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Based on these factors, the project as conditioned will not create a nuisance, will not
be materially injurious to nearby properties, and will not adversely affect the public
health, safety, or welfare.

Architectural Design Review

The Planning Commission may approve a Site Plan and Design Review application, only if it
first makes all of the following findings:

1. Be in compliance with all applicable development standards and regulation in
the Development Code.

Facts to Support This Finding:

The Project design complies with all applicable development standards and
regulations in the Development Code. The proposed building has a floor area ratio
(FAR) of 0.14, whereas the maximum permitted FAR in the C-G (General Commercial)
Zone is 0.5, demonstrating compliance with the FAR standard. The height of the
proposed building is 28 feet, which is below the maximum allowed height of 40 feet
in the C-G Zone. The project also meets the setback and lot coverage requirements
applicable to the site, and the building placement has been reviewed for consistency
with those standards.

The property is located within the Architectural Design Overlay; however, the project’s
impact under the Overlay is limited, and the proposed design is consistent with the
Overlay’s objectives for cohesive architectural character along E. Foothill Boulevard.
With respect to parking, the project is supported by an off-site parking agreement
with the Highlander Center. As long as this agreement remains in place, the project
complies with the Development Code requirements for parking and circulation.
Accordingly, the project satisfies Finding No. 1, as it is in full compliance with all
applicable development standards and regulations in the Development Code.

2. Be consistent with the objectives and standards of the applicable Design
Guidelines.

Facts to Support This Finding:

The Project is consistent with the objectives and standards of the Commercial/Mixed
Use Design Guidelines. The building employs a contemporary architectural style that
incorporates a mix of neutral tones and varied materials, allowing it to blend with the
existing, adjacent, and nearby commercial centers along E. Foothill Boulevard. The
massing and scale are compatible with surrounding commercial structures,
reinforcing the corridor’s established character as a prominent commercial district in
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the City. Although the functional requirements of a car wash dictate much of the
building's layout and design, the project has been oriented to the E. Foothill Boulevard
and N. 2" Avenue corner to the greatest extent feasible, creating a defined edge at
this highly visible intersection. The design balances operational needs with aesthetic
considerations, incorporating articulation throughout the building and softening it
with extensive landscaping along the perimeter of the site.

3. Be compatible in terms of scale and aesthetic design with surrounding
properties and developments.

Facts to Support This Finding:

The Project is compatible in terms of scale and aesthetic design with surrounding
properties and developments. The building utilizes a contemporary architectural style
with neutral tones and a mix of materials that reflect and blend with adjacent and
nearby commercial buildings along the E. Foothill Boulevard corridor. This approach
ensures the new structure integrates into the existing developed landscape rather
than standing out as a distinct or incompatible element.

In addition, the building's massing and scale are consistent with surrounding
commercial structures being one-story and maintaining visual harmony within the
center and along the street frontage. Perimeter landscaping has been incorporated
into the design to soften the building edges, provide visual screening of functional
elements, and enhance the overall appearance of the site.

Notwithstanding, the functional design and layout of the car wash, including its
massing and scale, are not compatible with higher-intensity mixed-use or residential
redevelopment scenarios envisioned for the adjacent Highlander Center.
Furthermore, the Project's dependence on off-site parking and shared access creates
long-term encumbrances that would limit flexibility in site planning, circulation, and
building placement should the Highlander Center redevelop in the future.

4. Have an adequate and efficient site layout in terms of access, vehicular
circulation, parking and landscaping.

Facts to Support This Finding:

The Project provides an adequate and efficient site layout in terms of access, vehicular
circulation, and landscaping. Site ingress and egress is provided through the
Highlander Center, off N. 2nd Avenue, ensuring sufficient access to the public street
system. While no parking is provided on the subject site, the Project includes use of
an off-site parking agreement for four (4) spaces located within the adjacent
Highlander Center property. These spaces are relatively small in number, are to be
located immediately adjacent to the subject site, and a Parking Study demonstrates
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there is sufficient capacity within the Highlander Center to accommodate the
collective parking for both the car wash and Highlander Center. Landscaping is also
incorporated into the site to provide screening, shade, and visual enhancement,
contributing to an efficient and well-designed layout. However, reliance on reciprocal
access and off-site parking arrangements permanently ties the subject site to the
larger Highlander Center. This connection reduces flexibility for the Highlander
Center to be redeveloped in the future, as parking and circulation patterns would
need to be maintained to accommodate the car wash. In effect, the agreement
creates an encumbrance that could limit alternative site designs, building placement,
or land use configurations, thereby constraining the long-term planning potential of
the Highlander Center.

5. Be in compliance with all of the applicable criteria identified in Subparagraph

9107.19.040 C.5.:

a. Compliance with this Section, this Development Code, and all other

applicable City regulations and policies;

Consistency with the General Plan and any applicable specific plan;
Consistency with any adopted Design Guidelines, policies, and standards.
d. Efficient site and layout and design. In terms of the following:

i. The arrangement and relationship of proposed structures to one
another and to other developments in the vicinity and whether the
relationship is harmonious and based on good standards of design;

ii. Efficiency and safety of public access and parking;

iii. The adequacy of proposed driveways, landscaping, parking spaces,
potential on-site and off-site parking and traffic impacts and other
potential impacts upon the environment;

iv. Appropriate open space and use of water efficient landscaping;

e. Compatibility with neighboring properties and developments; in terms of
scale and aesthetic treatment of proposed structures with public areas.

0 o

Facts to Support This Finding:

The proposed car wash complies with the provisions of the Arcadia Development
Code and other applicable City regulations. The project meets all quantitative
development standards of the C-G (General Commercial) Zone, including floor area
ratio, building height, and required setbacks.

The site is designated Commercial in the General Plan, which accommodates a broad
range of retail and service uses. While the Housing Element and RSI identify this
property and the adjacent Highlander Center as a site suitable for future residential
or mixed-use development, the General Plan does not require housing to be
constructed here. As such, the proposed use can be considered consistent with the
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overall General Plan framework, even though it does not advance the housing
opportunities envisioned in the Housing Element.

The project has been reviewed against the City's Design Guidelines and the standards
implemented through the Architectural Design (D) Overlay Zone. The building design
employs a contemporary style and neutral tones that are consistent with nearby
commercial development along E. Foothill Boulevard. Landscaping is provided
around the perimeter and within the site, including tree planting near vacuum
stations, in compliance with minimum requirements.

The site layout provides adequate circulation and vehicle queuing, with the tunnel
entrance oriented to the south and the bulk of activity located to the west of the
building, helping shield operational impacts from N. 2nd Avenue. Reciprocal access
with the Highlander Center ensures emergency and customer access is available from
both E. Foothill Boulevard and N. 2nd Avenue. A parking study confirms that observed
demand within the Highlander Center is well below available capacity, allowing the
project’s limited employee parking demand to be accommodated.

With respect to compatibility, the most significant issue is the relationship of the
project to the Highlander Center. While the proposed car wash is designed to function
on its own parcel, it relies on reciprocal access and off-site parking arrangements with
the larger center. This dependence ties the two sites together in a way that may
constrain the Highlander Center’s ability to redevelop in the future, limiting flexibility
in site planning, building placement, and circulation. Although the project’s design
and scale are consistent with surrounding commercial properties, the long-term
encumbrance it creates on the Highlander Center raises broader compatibility
concerns that extend beyond immediate visual or aesthetic considerations.

Off-site Parking Agreement

According to Arcadia Development Code Section 9103.07.090(E), an Off-site Parking
Agreement may be approved if the following findings can be made:

1. There is clear and convincing evidence that peak hour parking demand
from all uses does not coincide and/or the uses are established in a way
that the hours of operation are different for the various businesses or uses.

2. Thereis adequate parking provided for all participating users.

3. The shared/joint use or off-site parking arrangement will be an incentive
to, and a benefit for, the nonresidential development.

4. Adjacent or nearby properties will not be adversely affected by the
shared/joint use or off-site parking.
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5. The parking arrangement is consistent with the General Plan and all
requirements of this Code.

Facts to Support This Finding:

The proposed Off-site Parking Agreement for the provision of four (4) vehicular
parking spaces within the Highlander Center satisfies the required findings for
approval. The parking study prepared for the Project demonstrates that, while the
Development Code requires 319 spaces for the combined uses, actual observed
parking demand across the Highlander Center is substantially lower. During a week-
long survey, the highest peak occupancy was 82 vehicles, representing only 37
percent of the 219 spaces available with the project in place. The maximum parking
demand generated by the car wash is associated with employee parking, as the
operation has an average of two (2) to four (4) employees on site per shift. This
demand can be accommodated within the existing supply of the Highlander Center
through the proposed off-site parking agreement.

Although the off-site parking agreement meets the provisions of the Development
Code and the study shows that adequate parking is available to support current uses,
reliance on an off-site parking supply ties the subject site to the larger Highlander
Center. This arrangement may constrain future redevelopment potential, specifically
of the Highlander Center, by limiting flexibility in site planning and building
placement. Nevertheless, for purposes of evaluating the current proposal, the
evidence demonstrates that adequate parking is available, no adverse effects to
adjacent or nearby properties are anticipated due to the off-site parking agreement,
and the Project will be facilitated by the use of the agreement.

ENVIRONMENTAL IMPACT

Pursuant to Section 15270 of the California Environmental Quality Act (CEQA) Guidelines,
CEQA does not apply to projects that are disapproved or denied.

If the Project were to be approved, it has been determined that it would likely qualify for a
Class 3 Categorical Exemption for the new construction of small structures, including
commercial facilities not exceeding 10,000 square feet in floor area, where public services
and utilities are available and the surrounding area is not environmentally sensitive,
pursuant to Section 15303 of the State California Environmental Quality Act (CEQA)
Guidelines. Refer to Attachment No. 6 for the Preliminary Exemption Assessment.

PUBLIC COMMENTS/NOTICE

A public hearing notice for this item was posted at the City Clerk's Office, City Council
Chambers, at the Arcadia Library, and on the City’s website on October 2, 2025. It was also
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mailed to the property owners located within 300 feet of the subject property. As of October
9, 2025, no comments were received regarding this project.

RECOMMENDATION

It is recommended that the Planning Commission deny Conditional Use Permit No. CUP 24-
13, Site Plan and Design Review No. ADR 24-16, and Lot Line Adjustment No. LLA 25-02, as
the design, location, size, and operating characteristics of the proposed car wash project will
not be compatible with future land uses in the vicinity, and adopt Resolution No. 2175.

PLANNING COMMISSION ACTION

Denial

If the Planning Commission intends to deny the Project, the Commission should move to
deny Conditional Use Permit No. CUP 24-13, Site Plan and Design Review No. ADR 24-16, and
Lot Line Adjustment No. LLA 25-02, and state the specific findings that the Project does not
satisfy based on the evidence presented and approve Resolution No. 2175.

Approval

If the Planning Commission intends to approve this project, the Commission should state
that the proposed Project meets all findings and direct staff to prepare a resolution for
adoption at asubsequent meeting that incorporates the Commission’s decision and findings.

If any Planning Commissioner, or other interested party has any questions or comments
regarding this matter prior to the October 14, 2025, Planning Commission Meeting, please
contact Planning Services Manager, Fiona Graham, at (626) 547-5442, or
fgraham@ArcadiaCA.com.

Approved:

>

Jason Kruckeberg

On behalf of

Lisa L. Flores

Deputy Development Services Director

Attachment No. 1:  Resolution No. 2175
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Attachment No. 1

Resolution No. 2175



RESOLUTION NO. 2175

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ARCADIA, CALIFORNIA, DENYING CONDITIONAL USE PERMIT NO.
CUP 24-13, SITE PLAN AND DESIGN REVIEW NO. ADR 24-16, AND
LOT LINE ADJUSTMENT NO. LLA 25-02 FOR A NEW 4,295 SQUARE
FOOT SELF-SERVICE CAR WASH WITH AN OFF-SITE PARKING
AGREEMENT AT 169 E. FOOTHILL BOULEVARD

WHEREAS, on September 19, 2024, an application for Site Plan and Design
Review No. ADR 24-16 was filed; on October 28, 2024, an application for Conditional
Use Permit No. CUP 24-13 was filed; and on March 28, 2025, an application for Lot
Line Adjustment No. LLA 25-02 was submitted by Karl Huy, on behalf of the business
owner, Igor Paskhova, to develop a new 4,295-square-foot self-service car wash with
an off-site parking agreement (the “Project”); and

WHEREAS, the proposed Project would utilize four (4) parking spaces within
the adjacent The Shoppes at Highlander Center (“Highlander Center”) and require
perpetual access through the Highlander Center parking lot to facilitate the Project;
and

WHEREAS, the City’s Housing Element and Residential Sites Inventory (RSI)
identify the subject property and the Highlander Center as sites providing residential
capacity to accommodate the City’s Regional Housing Needs Allocation (RHNA); and

WHEREAS, on February 20, 2024, the subject property at 169 E. Foothill

Boulevard and the adjacent Highlander Center at 121 E. Foothill Boulevard were
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rezoned to apply the Residential Flex (RF) Overlay to allow residential and mixed-use
development in order to implement the City's Housing Element; and

WHEREAS, pursuant to Section 15270 of the California Environmental Quality
Act (CEQA) Guidelines, CEQA does not apply to projects that are disapproved or
denied; and

WHEREAS, on October 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
HEREBY RESOLVES AS FOLLOWS:

SECTION 1. The factual data submitted by the Development Services
Division in the staff report dated October 14, 2025, are true and correct.

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

Conditional Use Permit

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

FACTS: The Project is consistent with the General Plan, is an allowed use within

the General Commercial Zone, subject to the granting of a Conditional Use Permit,
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and complies with all other applicable provisions of this Development Code and the
Municipal Code. The property is zoned General Commercial (C-G). Pursuant to
Development Code Section 9102.03.020, Table 2-8, car washes are conditionally
permitted in this zone, subject to Planning Commission approval of a Conditional Use
Permit. The proposed Project has been reviewed for compliance with all applicable
development standards, including maximum floor area ratio, building height, and
required setbacks, and complies with each of these requirements.

The subject property has a General Plan land use designation of Commercial,
which supports a variety of retail and service-oriented activities in addition to
residential development. The proposed Project is a commercial service use in an
established commercial corridor and is consistent with several General Plan goals
and policies, including:

Policy LU-1.2: Promote new uses of land that provide diverse economic, social,
and cultural opportunities, and that reinforce the characteristics that make Arcadia
a desirable place to live.

Policy LU-6.7: Encourage a balanced distribution of commercial development
throughout the City, ensuring that neighborhoods and districts have adequate

access to local-serving commercial uses.
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Goal LU-6: Attractive and vibrant commercial corridors that provide for the
retail, commercial, and office needs of Arcadia with expanded opportunities for
mixed-use development

The Housing Element, a component of the General Plan, applies the
Residential Flex (RF) Overlay to the subject site and the adjacent Highlander Center
to expand opportunities for residential and mixed-use development, including
affordable housing. Both properties are listed in the RSI and contribute potential
capacity toward meeting the City’s Regional Housing Needs Allocation (RHNA). While
inclusion in the RSI does not require that each site be developed with housing—its
purpose is to demonstrate adequate citywide capacity—the proposed Project does
not advance residential or mixed-use development on either parcel. Even so, the
Project remains consistent with the General Plan as a whole and therefore satisfies
the required finding.

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: The proposed car wash will not be compatible with the existing and
future land uses in the vicinity. The subject property, formerly occupied by a bank, is
located immediately adjacent to the Highlander Center, a large commercial site that
occupies a highly visible and strategically important corner at E. Foothill Boulevard

and N. 2nd Avenue. This intersection has long been viewed by the City as a focal point
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for reinvestment and potential mixed-use redevelopment, as reflected in both the
General Plan and the recently adopted Housing Element. In February 2024, the
Residential Flex (RF) Overlay Zone was applied to the Highlander Center to provide
opportunities for residential or mixed-use redevelopment, including affordable
housing. The Highlander Center itself has faced challenges in recent years, with the
loss of key tenants and the introduction of less successful uses, such as the Quality
Dialysis Center that has never opened despite being approved in 2020. As a result,
the mix of land uses in this location—both now and in the future—is especially
critical.

The acquisition of the Bank of America parcel created an opportunity for the
Highlander Center to be repositioned with new uses that could energize the site.
However, the proposed car wash, by its design, location, and operational
characteristics, does not advance those objectives. Located on the most prominent
corner of the property, directly across from and in front of the Highlander Center’s
anchor tenant (Grocery Outlet), the car wash would become the visible focal point of
the intersection. A self-service car wash, which relies on customers vacuuming and
detailing their own vehicles, does not generate synergy with surrounding retail
tenants and may deter more desirable commercial users. While not directly harmful

to the residential uses to the north, the noise, circulation, and operational impacts
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are inconsistent with a site that has been identified for higher-intensity and mixed-
use redevelopment.

In addition, the project requires reciprocal access and off-site parking
agreements with the Highlander Center, tying the subject property to the larger
shopping center. These encumbrances prioritize the functional needs of the car wash
and reduce the ability to reconfigure circulation, parking, and building placement in
the event the Highlander Center is redeveloped. The permanent siting of a car wash
structure at this corner would also dictate orientation and setback patterns that are
inconsistent with redevelopment scenarios, which would likely emphasize
continuous building frontage and pedestrian-friendly, active ground-floor uses along
E. Foothill Boulevard and N. 2nd Avenue. By contrast, the proposed car wash locks
the subject parcel into a layout that undermines these goals and significantly reduces
the potential to provide new housing, including affordable housing, under the RF
Overlay.

Although the RF Overlay does not require the Highlander Center to redevelop
with residential uses, the consolidation of the former bank parcel into the ownership
of the Highlander Center created an opportunity for a more comprehensive site
strategy. A smaller and more adaptable retail use would be more compatible with
the grocery anchor and surrounding tenants while preserving long-term flexibility.

The proposed car wash does not achieve this, and while it may be considered
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through the Conditional Use Permit process, the evidence shows that the design,
location, size, and operating characteristics of the project are incompatible with both
the existing commercial context and the City’s long-term vision for this prominent
commercial property.

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: The site is physically suitable in terms of design, location, shape, size,
and operating characteristics to accommodate the proposed car wash use. The
Project site occupies the north-west corner of E. Foothill Boulevard and N. 2nd
Avenue and is adjacent to the Highlander Center, a large, commercially zoned
property that has historically accommodated a variety of retail and service uses. The
reconfigured property is of sufficient size and shape to provide the required building
footprint, loading, circulation, and stacking lanes for the proposed car wash, however
the required parking and site access will be accommodated on the adjacent
Highlander Center.

The design of the site plan incorporates reciprocal access and parking with the
larger Highlander Center, thereby allowing vehicles to enter and exit safely from both

E. Foothill Boulevard and N. 2nd Avenue. The Project has been configured to
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maintain circulation patterns within the center while accommodating vehicle
queuing and vacuum stations on-site, minimizing potential conflicts with other
tenants. The shape and size of the parcel at this location provide sufficient depth and
frontage to contain the proposed use.

In terms of operating characteristics, the proposed car wash will be
professionally managed by an experienced operator. Hours of operation, on-site
supervision, and best-practice equipment are expected to limit noise and off-site
impacts, ensuring compatibility with the adjacent commercial uses. The location
along E. Foothill Boulevard, a major commercial corridor, is appropriate for a service-
oriented use that generates regular vehicle traffic, and the site has been designed to
accommodate these operational needs while remaining consistent with the regular
functioning of the Highlander Center. Therefore, the Project site is physically suitable
in terms of its design, location, shape, size, and operating characteristics to
accommodate the proposed car wash use.

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

FACTS: The property is located at the northwest corner of E. Foothill Boulevard
and N. 2nd Avenue. Both streets are adequate in width and pavement condition to

accommodate the traffic generated by the proposed car wash as well as access for
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emergency vehicles. Therefore, the project will not adversely affect the existing
conditions of these rights-of-way.

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

FACTS: The Fire and Police Departments have reviewed the application and
determined that the proposed car wash can be adequately served with existing
resources. No additional impacts to public protection services are anticipated as a
result of the project.

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

FACTS: A utility review has been conducted for the proposed car wash. A sewer
study submitted by the applicant demonstrates that there is sufficient capacity within
the existing wastewater collection and treatment system to accommodate the
projected flows from the project. The City’s water system also has adequate supply
and pressure to serve the proposed use. Solid waste generated by the project will be
collected and disposed of through the City's franchised waste hauler, consistent with
other commercial uses in the area. The project site is located in a fully urbanized area
where storm drainage facilities are available, and the project will be required to
comply with applicable stormwater management regulations. No impacts to schools

are anticipated, as the car wash is a commercial use that does not generate
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residential population. Therefore, adequate utilities and public services are in place
to serve the project without requiring off-site improvements.

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: The proposed car wash has been evaluated for its potential impacts on
the surrounding area, and the evidence indicates that the type, density, and intensity
of the use will not adversely affect the public convenience, health, interest, safety, or
welfare. The project is located on a commercially zoned parcel at the intersection of
E. Foothill Boulevard and N. 2nd Avenue, within an established commercial corridor
where service-oriented uses are expected and appropriate. The nearest residential
properties are located approximately 200 feet to the north and are buffered by
intervening commercial development, reducing the likelihood of direct impacts.

Operationally, the car wash will function with two shifts per day and a
maximum of four employees on site at any given time. Hours of operation are limited
to daytime and early evening (8:00 a.m. to 8:00 p.m. Monday through Saturday, and
8:00 a.m. to 6:00 p.m. on Sunday), ensuring that activities do not extend into late-

night hours when conflicts are more likely. A sewer study and utility review confirm

10
37



that adequate capacity exists within the City's infrastructure to serve the project
without overloading existing systems. Emergency vehicle access has been reviewed
and determined to be sufficient.

The project also provides adequate on-site queuing capacity for vehicles, with
a dual queuing aisle accommodating up to 20 cars at a time and 20 vacuum stalls for
self-service cleaning. A parking study demonstrates that overall demand within the
Highlander Center, which will share access and parking with the car wash, is well
below available supply, ensuring that the limited employee parking demand can be
absorbed without adverse impacts on surrounding tenants. Noise and activity
associated with vehicle washing and vacuuming will be largely contained within or
west of the building, which acts as a buffer between site operations and the public
street frontage.

Based on these factors, the project as conditioned will not create a nuisance,
will not be materially injurious to nearby properties, and will not adversely affect the
public health, safety, or welfare.

Architectural Design Review

5. Bein compliance with all applicable development standards and regulation
in the Development Code.
FACTS: The Project design complies with all applicable development standards

and regulations in the Development Code. The proposed building has a floor area
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ratio (FAR) of 0.14, whereas the maximum permitted FAR in the C-G (General
Commercial) Zone is 0.5, demonstrating compliance with the FAR standard. The
height of the proposed building is 28 feet, which is below the maximum allowed
height of 40 feet in the C-G Zone. The project also meets the setback and lot coverage
requirements applicable to the site, and the building placement has been reviewed
for consistency with those standards.

The property is located within the Architectural Design Overlay; however, the
project's impact under the Overlay is limited, and the proposed design is consistent
with the Overlay’'s objectives for cohesive architectural character along E. Foothill
Boulevard. With respect to parking, the project is supported by an off-site parking
agreement with the Highlander Center. As long as this agreement remains in place,
the project complies with the Development Code requirements for parking and
circulation.

Accordingly, the project satisfies Finding No. 1, as it is in full compliance with
all applicable development standards and regulations in the Development Code.

6. Be consistent with the objectives and standards of the applicable Design
Guidelines.

FACTS: The Project is consistent with the objectives and standards of the
Commercial/Mixed Use Design Guidelines. The building employs a contemporary

architectural style that incorporates a mix of neutral tones and varied materials,
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allowing it to blend with the existing, adjacent, and nearby commercial centers along
E. Foothill Boulevard. The massing and scale are compatible with surrounding
commercial structures, reinforcing the corridor's established character as a
prominent commercial district in the City. Although the functional requirements of a
car wash dictate much of the building’s layout and design, the project has been
oriented to the E. Foothill Boulevard and N. 2nd Avenue corner to the greatest extent
feasible, creating a defined edge at this highly visible intersection. The design
balances operational needs with aesthetic considerations, incorporating articulation
throughout the building and softening it with extensive landscaping along the
perimeter of the site.

7. Be compatible in terms of scale and aesthetic design with surrounding
properties and developments.

FACTS: The Project is compatible in terms of scale and aesthetic design with
surrounding properties and developments. The building utilizes a contemporary
architectural style with neutral tones and a mix of materials that reflect and blend
with adjacent and nearby commercial buildings along the E. Foothill Boulevard
corridor. This approach ensures the new structure integrates into the existing
developed landscape rather than standing out as a distinct or incompatible element.

In addition, the building’'s massing and scale are consistent with surrounding

commercial structures being one-story and maintaining visual harmony within the
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center and along the street frontage. Perimeter landscaping has been incorporated
into the design to soften the building edges, provide visual screening of functional
elements, and enhance the overall appearance of the site.

Notwithstanding, the functional design and layout of the car wash, including
its massing and scale, are not compatible with higher-intensity mixed-use or
residential redevelopment scenarios envisioned for the adjacent Highlander Center.
Furthermore, the Project's dependence on off-site parking and shared access creates
long-term encumbrances that would limit flexibility in site planning, circulation, and
building placement should the Highlander Center redevelop in the future.

8. Have an adequate and efficient site layout in terms of access, vehicular
circulation, parking and landscaping.

FACTS: The Project provides an adequate and efficient site layout in terms of
access, vehicular circulation, and landscaping. Site ingress and egress is provided
through the Highlander Center, off N. 2nd Avenue, ensuring sufficient access to the
public street system. While no parking is provided on the subject site, the Project
includes use of an off-site parking agreement for four (4) spaces located within the
adjacent Highlander Center property. These spaces are relatively small in number,
are to be located immediately adjacent to the subject site, and a Parking Study
demonstrates there is sufficient capacity within the Highlander Center to

accommodate the collective parking for both the car wash and Highlander Center.
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Landscaping is also incorporated into the site to provide screening, shade, and visual
enhancement, contributing to an efficient and well-designed layout. However,
reliance on reciprocal access and off-site parking arrangements permanently ties the
subject site to the larger Highlander Center. This connection reduces flexibility for
the Highlander Center to be redeveloped in the future, as parking and circulation
patterns would need to be maintained to accommodate the car wash. In effect, the
agreement creates an encumbrance that could limit alternative site designs, building
placement, or land use configurations, thereby constraining the long-term planning
potential of the Highlander Center.
9. Be in compliance with all of the applicable criteria identified in
Subparagraph 9107.19.040 C.5.:
a. Compliance with this Section, this Development Code, and all other
applicable City regulations and policies;
b. Consistency with the General Plan and any applicable specific plan;
c. Consistency with any adopted Design Guidelines, policies, and standards.
d. Efficient site and layout and design. In terms of the following:
i. The arrangement and relationship of proposed structures to one
another and to other developments in the vicinity and whether the
relationship is harmonious and based on good standards of design;

ii. Efficiency and safety of public access and parking;
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iii. The adequacy of proposed driveways, landscaping, parking spaces,
potential on-site and off-site parking and traffic impacts and other
potential impacts upon the environment;

iv. Appropriate open space and use of water efficient landscaping;

e. Compatibility with neighboring properties and developments; in terms of
scale and aesthetic treatment of proposed structures with public areas.

FACTS: The proposed car wash complies with the provisions of the Arcadia
Development Code and other applicable City regulations. The project meets all
quantitative development standards of the C-G (General Commercial) Zone,
including floor area ratio, building height, and required setbacks.

The site is designated Commercial in the General Plan, which accommodates
a broad range of retail and service uses. While the Housing Element and RSI identify
this property and the adjacent Highlander Center as a site suitable for future
residential or mixed-use development, the General Plan does not require housing to
be constructed here. As such, the proposed use can be considered consistent with
the overall General Plan framework, even though it does not advance the housing
opportunities envisioned in the Housing Element.

The project has been reviewed against the City's Design Guidelines and the
standards implemented through the Architectural Design (D) Overlay Zone. The

building design employs a contemporary style and neutral tones that are consistent
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with nearby commercial development along E. Foothill Boulevard. Landscaping is
provided around the perimeter and within the site, including tree planting near
vacuum stations, in compliance with minimum requirements.

The site layout provides adequate circulation and vehicle queuing, with the
tunnel entrance oriented to the south and the bulk of activity located to the west of
the building, helping shield operational impacts from N. 2nd Avenue. Reciprocal
access with the Highlander Center ensures emergency and customer access is
available from both E. Foothill Boulevard and N. 2nd Avenue. A parking study
confirms that observed demand within the Highlander Center is well below available
capacity, allowing the project's limited employee parking demand to be
accommodated.

With respect to compatibility, the most significant issue is the relationship of
the project to the Highlander Center. While the proposed car wash is designed to
function on its own parcel, it relies on reciprocal access and off-site parking
arrangements with the larger center. This dependence ties the two sites together in
a way that may constrain the Highlander Center’s ability to redevelop in the future,
limiting flexibility in site planning, building placement, and circulation. Although the
project's design and scale are consistent with surrounding commercial properties,

the long-term encumbrance it creates on the Highlander Center raises broader

17
44



compatibility concerns that extend beyond immediate visual or aesthetic
considerations.

Off-site Parking Agreement

1. There is clear and convincing evidence that peak hour parking demand
from all uses does not coincide and/or the uses are established in a way that the
hours of operation are different for the various businesses or uses.

2. Thereis adequate parking provided for all participating users.

3. The shared/joint use or off-site parking arrangement will be an incentive
to, and a benefit for, the nonresidential development.

4, Adjacent or nearby properties will not be adversely affected by the
shared/joint use or off-site parking.

5. The parking arrangement is consistent with the General Plan and all
requirements of this Code.

FACTS: The proposed Off-site Parking Agreement for the provision of four (4)
vehicular parking spaces within the Highlander Center satisfies the required findings
for approval. The parking study prepared for the Project demonstrates that, while
the Development Code requires 319 spaces for the combined uses, actual observed
parking demand across the Highlander Center is substantially lower. During a week-
long survey, the highest peak occupancy was 82 vehicles, representing only 37

percent of the 219 spaces available with the project in place. The maximum parking
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demand generated by the car wash is associated with employee parking, as the
operation has an average of two (2) to four (4) employees on site per shift. This
demand can be accommodated within the existing supply of the Highlander Center
through the proposed off-site parking agreement.

Although the off-site parking agreement meets the provisions of the
Development Code and the study shows that adequate parking is available to
support current uses, reliance on an off-site parking supply ties the subject site to
the larger Highlander Center. This arrangement may constrain future redevelopment
potential, specifically of the Highlander Center, by limiting flexibility in site planning
and building placement. Nevertheless, for purposes of evaluating the current
proposal, the evidence demonstrates that adequate parking is available, no adverse
effects to adjacent or nearby properties are anticipated due to the off-site parking
agreement, and the Project will be facilitated by the use of the agreement.

SECTION 3. Pursuant to Section 15270 of the California Environmental
Quality Act (CEQA) Guidelines, CEQA does not apply to projects that are disapproved
or denied.

SECTION 4. For the foregoing reasons the Planning Commission denies
Conditional Use Permit No. CUP 24-13, Site Plan and Design Review No. ADR 24-16,
and Lot Line Adjustment No. LLA 25-02 for a new 4,295-square-foot self-service car

wash with an off-site parking agreement at 169 E. Foothill Boulevard.
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SECTION 5. The Secretary shall certify to the adoption of this Resolution.

[SIGNATURES ON THE NEXT PAGE]
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Passed, approved and adopted this 14th day of October 2025.

ATTEST:

Lisa L. Flores
Secretary

APPROVED AS TO FORM:

411

Michael . Maurer
City Attorney

21

Domenico Tallerico
Chair, Planning Commission
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COLOR LEGEND

A. DUNN EDWARDS

#DET649 - "COLD MORNING"
B. DUNN EDWARDS

#DE6367 - "COVERED IN PLATINUM"
C. DUNN EDWARDS

#DET628 - "CHARCOAL SKETCH"

Travis Companies, Inc.

MATERIAL LEGEND

1. STONE VENEER
CULTURED STONE
PRO-FIT LEDGESTONE - "PLATINUM"

2. WATERTABLE/SILL
CULTURED STONE
CAST FIT WATERTABLE - "VELLUM"

3. WALL MOUNTED LIGHT FIXTURE
LSI INDUSTRIES, INC.
GSQ - 'SILVER'

4.  WALL MOUNTED LIGHT FIXTURE
MAXIM LIGHTING
OUTPOST #86405AL - "BRUSHED ALUMINUM"

5. WALL MOUNTED TRELLIS
GREEN SCREEN
POWDER COAT FINISH - "SILVER"

4430 E. . Suite F, A

, California 92807

IOTE: This nformation Is concaptual in

tenant and governanal agency approval
nes or guarant
st Given o1 e by D it
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Attachment No. 4

Lot Line Adjustment Map



SHEET 1 OF 1

EXHIBIT "B" e

GRAPHIC SCALE
LOT LINE ADJUSTMENT SCALE 1"= 120’
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SYCAMORE AVENUE

TR | 23972
8 5 4 3

& N 89'58'30" w 286.70°
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93.40'

PARCEL 2

38,64 22,680.39 SF.
N 89'57'54" W LOT 9 (5.09 Ac.)

2nd AVENUE

. M.B. 748 / 63-65

8

S ;CL % ADJUSTED LOT LINE
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5 30,702.11 SF.
© "(0.70 Ac.)

LOT 1

Nl
199.16° 135.00’' 136.73° 135.00°
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FOOTHILL BOULEVARD o 3
B T " N 8957'54" W
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CURVE/LINE TABLE
4’ SO. CAL. EDISON CO. EASEMENT PER
INST. #4285, JULY 1, 1966, O.R. CURVE |DELTA/BEARING | LENGTH | RADIUS

5’ SO. CAL. EDISON CO. EASEMENT PER O.R. 24077-87 c1 8959’58 | 23.56' 15.00"
c2 | 001331 | 393 |1000.00
5’ SO. CAL. EDISON CO. EASEMENT PER D-2936—8 O.R. L1 _|N11°13'02°W] 15.19’

. L2 |NB9'57'54W| 21.53'
6" SO. CAL. EDISON CO. EASEMENT PER O.R. 47857-286 L3 | N44'58'30°W| 21.21°

6’ SO. CAL. EDISON CO. EASEMENT PER D-2936-31 O.R. L4 | N45°01°307E| 21.21°

Drown By: _ RuADINEZ _ Date: 3/28/20241 | OT LINE ADJUSTMENT PLAT

Aiproved‘ﬂy.' SAM Date: 3/28/2024| LOT 1, AND LOT 9 OF TRACT NO. 23972, IN THE CITY OF ARCADIA,
S A /([ COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP
ENGINEERS, INC. RECORDED IN BOOK 748, PAGES 63 TQ 65, INCLUSIVE, OF MAPS,

400 5. RAMONA SUITE 202, CORONA, CA 92879} | INTY.
95105 70d041 " FAx ok 12792830 IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUI

P> pp B




Attachment No. 5

Parking Study




Kimley»Horn

May 8, 2025

Fiona Graham

Planning Services Manager, City of Arcadia
240 W. Huntington Drive

Arcadia, CA 91007

Subject: Parking Study for the Proposed Car Wash Project at the Northwest Corner of Foothill
Boulevard and 2rd Avenue in the City of Arcadia

Dear Ms. Graham:

Kimley-Horn and Associates, Inc. (Kimley-Horn) has been retained by the applicant to prepare a
parking study for the proposed Car Wash Project located at the northwest corner of the
intersection of Foothill Boulevard and 2nd Avenue in the City of Arcadia. Kimley-Horn will provide
an evaluation of parking needs based on standards established by the City of Arcadia and will
provide empirical data and documentation of actual parking demand and utilization on the site.

PROJECT DESCRIPTION

The applicant proposes to construct a 4,295 new square-foot single-tunnel car wash in an existing
shopping center at the northwest corner of the intersection of Foothill Boulevard and 2»d Avenue.
The project will demolish an existing bank building and 38 parking spaces and replace it with a
new express car wash. The project site plan is shown on Figure 1.

The following is a summary of the other uses within the existing shopping center:

Dentist: Medical Office - 1,500 square feet
Pizza Hut: Restaurant - 1,210 square feet
Dollar Tree: General Retail - 9,290 square feet
Dialysis Center: Medical Office - 15,310 square feet
Bonita Education: Retail - 1,200 square feet
Girl Scouts: Retail - 1,600 square feet
Peace Nail Salon: Financial Institutions and Related Services - 800 square feet
Quality Care Dry Cleaners: Financial Institutions and Related Services - 1,800 square feet
Cigar Palace: Retail - 600 square feet
. West Coast Grooming: Financial Institutions and Related Services - 1,200 square feet
. Kumon: Retail - 1,600 square feet
. Best US Tae Kwon Do: Athletic Facility - 3,187 square feet
. Grocery Outlet: Retail - 17,000 square feet

W O N U W

=R R e
W N RO

The shopping center tenant and parking map can be found in Appendix A.

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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Kimley ))) Horn Ms. Graham, May 8, 2025, Page 2

Per field data inventory and aerial verification, the shopping center includes 257 parking spaces
which serve the existing shopping center uses. Of the 257 total spaces, 236 are “regular” parking
spaces, 14 are handicap/ADA spaces, 3 are 15-min spaces, 2 are shopping cart drop-off spaces, 1
is family-reserved space, and 1 is veteran-reserved space. The shopping center parking collection
zones are shown on Figure 2. The car wash development would remove 38 parking spaces.
Therefore, the parking spaces provided with the construction of the project would be 219 total
parking spaces. The shopping center parking zones with the proposed project are shown on
Figure 3.

PARKING REQUIREMENTS

Based on the project description, a parking assessment was conducted to determine the site’s
compliance with City parking standards. Parking standards are presented in the City of Arcadia
Code of Ordinances, Section 9103.07 Off-Street Parking and Loading.

The site plans provided on Figure 1 and Appendix A serve as the basis for parking requirements
for the car wash and surrounding existing uses respectively, based on the square footage of
individual land uses. The site plan does not denote internal land use breakdowns by square
footage for the existing uses. Due to the size of the shopping center, parking occupancy data
collection was performed within four "zones" in the parking lot. These zones are denoted on
Figure 2 and will be referred to in the Parking Data Collection and Observations section of this
memorandum.

The parking requirements for the existing uses and proposed project site were determined based
on the City’s parking requirements, as follows: vehicle washing and detailing require 1 space per
employee on largest shift; retail sales require 1 space per 200 square feet; medical offices require
5 spaces per 1,000 square feet; financial institutions and related services require 1 space per 250
square feet; and recreational facilities require 1 space per 100 square feet. As employee count
data is currently unavailable and in order to maintain a conservative analysis, the parking
requirement of 1 space per 200 square feet will be used for the proposed car wash. The parking
calculations are presented in Table 1 and show the existing site plus proposed project
configuration requires 319 parking spaces.

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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PROJECT SITE PLAN
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PARKING SPACES
| SUMMARY:

ZONE 1: 79
ZONE 2: 103
ZONE 3: 71
ZONE 4: 4
TOTAL: 257

i el W'Ig

ZONE 1: 79 PARKING SPACES ZONE 2: 103 PARKING SPACES
FIGURE 2

EXISTING SHOPPING CENTER PARKING

SouRce. NEamar | ZONES : /
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ZONE 1:
FIGURE 3

PROPOSED SHOPPING CENTER PARKING ZONES
SOURCE: NEARMAP

ol

79 PARKING SPACES

THILL B

~

NOT TO SCALE

| 2
PROPOSED PROJECT:
38 PARKING SPACES REMOVED

PARKING SPACES
- |SUMMARY:

ZONE 1: 79
ZONE 2: 65
ZONE 3: 71
ZONE 4: 4
TOTAL: 219

& iah

ZONE 2: 65 PARKING SPACES

Kimley»Horn
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Kimley»Horn

Ms. Graham, May 8, 2025, Page 6

Table 1. Parking Requirements and Parking Supply

City Parking Parking
Tenants Land Use Quantity Requirement Spaces
(1 space per) Required
Suite 169 - Proposed Car Wash Vehicle Washing/ | 4,295 SF 1 space per 200 sq. ft. 21
Detailing

Suite 119 - Pizza Hut Restaurant 1,210 SF 1 space per 200 sq. ft. 6
Suite 121 - Dentist Medical Office 1,500 SF | 5 spaces per 1,000 sq. ft. 8

Suite 131 - Dollar Tree General Retail 9,290 SF 1 space per 200 sq. ft. 46
Suite 133 - Dialysis Center Medical Office 15,310 SF | 5 spaces per 1,000 sq. ft. 77
Suite 139 - Bonita Education Retail Sales 1,200 SF 1 space per 200 sq. ft. 6
Suite 145 - Girl Scouts Retail Sales 1,600 SF 1 space per 200 sq. ft. 8
Suite 147 - Peace Nail Salon Personal Services 800 SF 1 space per 200 sq. ft. 4
Suite 151 - Quality Care Dry Personal Services | 1,800 SF 1 space per 200 sq. ft. 9

Cleaners

Suite 153 - Cigar Palace Retail Sales 600 SF 1 space per 200 sq. ft. 3
Suite 155 - West Coast Grooming | Personal Services | 1,200 SF 1 space per 200 sq. ft. 6
Suite 157 - Kumon Retail Sales 1,600 SF 1 space per 200 sq. ft. 8

Suite 159 - Best US Tae Kwon Do Recreation 3,187 SF 1 space per 100 sq. ft. 32
Suite 165 - Grocery Outlet Retail Sales 17,000 SF 1 space per 200 sq. ft. 85

Parking Spaces Required 319

Parking Spaces Provided 219

Parking Surplus / (Deficit) (100)

kimley-horn.com

1100 W Town and Country Road, Suite 700, Orange, CA 92868

714 939 1030
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Kimley ))) Horn Ms. Graham, May 8, 2025, Page 7

Table 1 summarizes the parking requirements of the site. The Arcadia Municipal Code (AMC)
does not specify the number of spaces required for recreational facilities with more than 3,000
square feet, so the requirement for less than 3,000 square feet was used. The project site provides
219 total parking spaces. Per the AMC, the project site would require 319 parking spaces,
resulting in a deficit of 100 parking spaces.

PARKING DATA COLLECTION AND OBSERVATIONS

The parking characteristics for the project site were observed to determine the actual parking
demand and utilization generated by the existing uses. Parking stall occupancy was categorized
by type, including regular, handicap, and reserved. Access to the lot is provided via four reciprocal
driveways: two along 2nd Avenue and two along Foothill Boulevard.

Parking data collection was conducted for one consecutive week in January to provide a
representative sample of typical weekday and weekend parking conditions. Parking data was
collected for 16 consecutive hours each day (6:00 AM to 10:00 PM) to encompass peak conditions
in the shared parking lot during standard business hours. The complete resulting count data can
be found in Appendix B. To provide a concise overall picture of occupancy, the data presented in
this memorandum has been averaged by weekday or weekend; Monday through Friday data has
been averaged into weekday data, and Saturday and Sunday data have been averaged into
weekend data. Although parking data observed 257 existing parking spaces, assessment of
occupancy of the proposed site was calculated using the 219 parking spaces remaining after the
car wash is constructed, in order to assess occupancy relative to the proposed project. The data
is summarized on Table 2 and Table 3 for weekday and weekend conditions, respectively.
Additionally, this data is presented on Figure 4 and Figure 5. The data collection team split the
existing lot into four zones for ease of data collection. The data in Tables 2 and 3 reflect these
collection zones, as well as the sum of occupancy observed hourly in all zones. The data collection
zones are included on Figure 2 and Figure 3.

It should be noted that parts of the City of Arcadia were used as refuge areas for those affected
due to the Eaton Fire, namely the use of The Arcadia Recreation and Community Center at 375
Campus Drive as a shelter. These conditions were not believed to have affected the collected
parking occupancy data.

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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Kimley»Horn

Ms. Graham, May 8, 2025, Page 8

Table 2. Summary of Weekday Parking Occupancy

Zone 1 Zone 2 Zone 3 Zone4 | Total | Occupancy
Stall Type | Regular | ADA | Regular | ADA | Regular | ADA ;:n Family | Veteran | Regular -- --
6:00 AM 0 4 0 4 0 0 0 0 0 10 5%
7:00 AM 4 0 8 0 6 0 0 0 0 0 18 8%
8:00 AM 9 0 9 0 9 0 0 0 0 0 27 12%
9:00 AM 16 0 9 0 12 0 0 0 0 0 37 17%
10:00 AM 19 1 10 0 25 1 0 1 1 0 58 26%
11:00 AM 24 1 12 0 29 1 0 1 1 0 69 32%
12:00 PM 25 1 11 0 27 0 0 1 0 0 65 30%
1:00 PM 27 1 11 0 30 1 0 0 0 0 70 32%
2:00 PM 24 1 16 0 27 1 0 1 0 1 71 32%
3:00 PM 22 1 12 0 35 2 1 0 0 0 73 33%
4:00 PM 26 2 11 0 36 3 1 1 0 0 80 37%
5:00 PM 22 1 9 0 33 1 1 1 0 0 68 31%
6:00 PM 17 1 7 0 30 1 1 0 0 0 57 26%
7:00 PM 16 1 8 0 20 1 0 0 1 0 47 21%
8:00 PM 12 0 4 0 0 0 0 0 0 25 11%
9:00 PM 0 2 0 0 0 0 0 0 16 7%
10:00 PM 0 1 0 0 0 0 0 0 12 5%
Inventory 74 5 65 0 59 7 3 1 1 4 219 100%

Review of Table 2 indicates that parking occupancy throughout the weekday peaked at 4:00 PM,
and the total number of occupied spaces did not exceed 37% of the total proposed parking supply
during this peak period.

kimley-horn.com

1100 W Town and Country Road, Suite 700, Orange, CA 92868

714 939 1030
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Kimley»Horn

Table 3. Summary of Weekend Parking Occupancy

Ms. Graham, May 8, 2025, Page 9

Zone 1 Zone 2 Zone 3 Zone 4 | Total | Occupancy
Stall Type | Regular | ADA | Regular | ADA | Regular | ADA ;:n Family | Veteran | Regular -- --
6:00 AM 1 0 1 0 3 0 0 0 0 0 2%
7:00 AM 1 0 2 0 0 0 0 0 0 6 3%
8:00 AM 4 0 3 0 0 0 0 0 0 15 7%
9:00 AM 16 0 7 0 12 1 0 0 0 0 36 16%
10:00 AM 19 1 8 0 26 0 1 0 0 0 55 25%
11:00 AM 17 2 13 0 27 3 0 0 0 0 62 28%
12:00 PM 16 1 11 1 27 2 1 0 0 0 59 27%
1:00 PM 21 2 10 1 24 0 1 1 0 0 60 27%
2:00 PM 22 1 8 0 23 2 0 1 0 0 57 26%
3:00 PM 19 1 7 0 23 1 0 1 1 0 53 24%
4:00 PM 17 0 7 0 22 1 0 0 1 0 48 22%
5:00 PM 21 1 7 0 20 1 0 0 1 0 51 23%
6:00 PM 16 1 3 0 13 1 0 0 1 0 35 16%
7:00 PM 19 2 3 0 12 1 0 1 1 0 39 18%
8:00 PM 11 0 2 0 1 0 1 1 0 22 10%
9:00 PM 0 1 0 0 0 0 1 0 18 8%
10:00 PM 0 3 0 0 0 0 0 0 15 7%
Inventory 74 5 65 0 58 7 2 1 1 4 219 100%

Review of Table 3 indicates that parking occupancy throughout the weekend peaked at 11:00
AM, and the total number of occupied spaces did not exceed 28% of the total proposed parking

supply during this peak period.

An overall maximum occupancy of 80 parking spaces of the total 219 parking spaces provided
was observed during the 7-day data collection period. This number is lower than the 319 parking

spaces that are required per the AMC.

kimley-horn.com

1100 W Town and Country Road, Suite 700, Orange, CA 92868
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Figure 4. Weekday Parking Occupancy (Percentage of Total)
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Figure 5. Weekend Parking Occupancy (Percentage of Total)
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Kimley ))) Horn Ms. Graham, May 8, 2025, Page 11

CONCLUSION

The project proposes a 4,295 square foot new-single tunnel car wash in an existing
shopping center at the northwest corner of the intersection of Foothill Boulevard and 2nd
Avenue in the City of Arcadia. The project will demolish an existing bank building and 38
parking spaces and construct an express car wash building in its place. There are 257
parking spaces on site, comprised of 236 “regular” spaces, 14 handicap/ADA spaces, 3
15-minute spaces, 2 shopping cart drop-off spaces, 1 reserved-family space, and 1
reserved-veteran space.

Pursuant to the City’s existing Code of Ordinances, the construction of the proposed
project combined with the other uses in the center, the shared parking lot at the
northwest corner of Foothill Boulevard and 2rd Avenue will require 319 parking spaces.
A total of 257 parking spaces are provided in existing conditions and a total of 219
parking spaces will be provided with the construction of the project. Based on the
collected parking data, the observed peak occupancy was 82 parking spaces during the
7-day data collection period.

Parking observations at the project site indicate that actual peak parking demands are
significantly lower than the parking required by the City of Arcadia Code of Ordinances.
Therefore, the existing parking supply at the northwest corner of Foothill Boulevard and
2nd Avenue is sufficient to accommodate demand.

Sincerely,

KIMLEY-HORN AND ASSOCIATES, INC.

=

Richard Luo, T.E.

Project Engineer

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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Kimley»Horn Ms. Graham, May 8, 2025, Page 12

APPENDIX A
SHOPPING CENTER SITE PLAN

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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APPENDIX B
PARKING DATA COLLECTION WORKSHEETS

kimley-horn.com 1100 W Town and Country Road, Suite 700, Orange, CA 92868 714 939 1030
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Arcadia

The Shoppes at Highlander Center

119 East Foothill Boulevard, Arcadia, CA 91006

Monday, January 13th, 2025

Tnventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | _1:00 PM_| 2:00 PM_| 3:00 PM_| 4:00 PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 74 1 2 5 1 22 28 25 7 25 19 29 29 1 18 13 1 9
Zone 1 Handicap 5 0 0 0 1 1 1 2 2 2 0 2 0 0 0 0 0 0
Subtotal 79 1 2 5 12 23 29 27 19 27 19 31 29 1 18 13 1 9
Total Occupancy [ 79 1 2 | 5 [ 2 [ 23 [ 20 [ 27 [ 19 [ 27 T 19 T 31 [ 29 T [ 18 [ 13 [ 11 9 |
Total Percent | | 1% 3% | 6% | 15% | 29% | 37% | 34% | 24% | 34% | 24% | 39% | 37% | 14% | 23% | 16% | 14% | 11% |
Inventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00PM | 2:00PM | 3:00PM | 4:00 PM | 5:00 PM | 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 101 5 9 10 10 6 9 7 11 1 9 8 6 10 10 5 1 0
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 5 9 10 10 3 9 7 K 1 9 8 6 10 10 5 1 0
Total Occupancy ~ [__108 5 [ o [ 1 [ 10 T 6 | ] 7 1 T 1 9 8 6 | I ) 5 1 o |
Total Percent | 5% | 9% | 10% | 0% | 6% | 9% [ 7% | 1% | 1% 9% 8% | 6% | 10% [ 10% 5% 1% [ 0% |
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM | 9:00 AM | 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_| 2:00 PM | 3:00PM | 4:00 PM | 5:00 PM | 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 59 4 5 13 15 20 33 33 27 22 37 40 30 33 20 7 8 5
Handicap 7 0 0 0 1 2 1 0 0 0 2 6 3 2 0 0 0 0
Zone 3 15 Min. 3 0 0 0 1 1 0 0 0 0 1 1 1 2 1 0 0 0
one Reserved - Famil 1 0 0 0 0 1 0 1 1 1 0 1 1 0 1 1 1 0
Reserved - Veteran 1 0 0 0 0 0 1 0 0 0 0 0 0 0 1 0 0 0
Subtotal 71 1 5 13 7 24 35 34 28 23 20 28 35 37 23 B 9 5
Total Occupancy [ 71 7| 5 13| 17 [ 2 35 | 34 | 28 | 23 40 48 | 3 | 37 | 23 8 | ) 5 |
Total Percent | 6% | 7% | 18% | 24% | 34% | 49% | 48% | 39% | 32% 56% 68% | 49% | 52% | 32% 1% | 13% | 7% |
Tnventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | _1:00 PM_| 2:00 PM | 3:00 PM_| 4:00 PM_| 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 0 [ 0 | 0 [ 0 0 | 0 [ 0 | 0 [ 0 0 0 [ 0 | 0 [ 0 0 [ 0 0 |
Total Percent | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% 0% 0% | 0% | 0% | 0% 0% | 0% | 0% |

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia
The Shoppes at Highlander Center
119 East Foothill Boulevard, Arcadia, CA 91006

Tuesday, January 14th, 2025

9:00 AM

Tnventory | _6:00 AM_| 7:00 AM_|_8:00 AM 70:00 AM_| 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00 PM_] 4:00 PM_| 5:00 PM_| 6:00 PM_] 7:00 PM_] 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 74 3 6 13 1 1 24 21 32 21 23 25 18 20 16 13 7 3
Zone 1 Handicap 5 0 0 0 0 2 1 2 1 1 0 0 1 1 1 0 0 1
Subtotal 79 3 6 13 14 16 25 23 33 22 23 25 19 21 7 13 7 7
Total Occupancy [ 79 3 | 6 T 13 12| 16 | 2 [ 23 [ 3 [ 22 [ 23 | 25 [ 19 [ 2 17 13 7 7
Total Percent | 4% | 8% | 16% 8% | 20% | 32% | 29% | 42% | 28% | 29% | 32% | 4% | 21% | 22% 16% 9% | 9%
Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00PM_| 4:00PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 101 7 9 9 9 9 11 11 13 10 1 1 4 7 9 5 2 1
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 7 9 9 9 9 1 K 13 10 K 1 1 7 9 5 2 1
Total Occupancy ~ [__103 71 o9 9 9 | ] [ T 11 T 18 T 10 T 1 | 4 7 | ] 5 2 |
Total Percent | 7% | 9% | 9% 9% | 9% | 1% | 1% | 13% | 10% | 1% | 1% | 4% | 7% | 9% 5% | 2% | 1%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 59 7 10 11 13 21 25 17 28 23 26 29 24 29 23 9 5
Handicap 7 0 0 0 0 0 0 0 0 3 2 2 1 0 0
Zone 3 15 Min. 3 0 0 0 0 0 2 0 0 0 2 0 0 0
one Reserved - Famil 1 0 1 1 1 1 1 0 0 1 0 1 0 0
Reserved - Veteran 1 0 1 0 1 0 0 0 1 0 0 1 1 0 0
Subtotal 71 7 12 13 14 23 26 20 28 24 30 35 26 33 26 10 5 2
Total Occupancy [ 71 7 2| 13 14| 23 | 26 [ 20 [ 28 [ 24 [ 30 | 3 | 2 | 33 | 2 0| 5 2
Total Percent | 0% 17% | 18% 20% | 32% | 37% | 28% | 39% | 34% | 42% | 49% | 37% | 46% | 37% 14% | 7% | 3%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00PM | 7:00 PM | 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 0 0 | 0 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 0 0 0 | 0
Total Percent | | | |

|

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia
The Shoppes at Highlander Center
119 East Foothill Boulevard, Arcadia, CA 91006

Wednesday, January 15th, 2025

Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_] 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_] 3:00 PM_] 4:00 PM_| 5:00 PM_| 6:00 PM_] 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 74 1 4 10 20 16 22 23 29 19 23 31 25 15 14 13 9 7
Zone 1 Handicap 5 0 0 0 0 0 0 0 0 0 2 1 1 1 1 0 0 0
Subtotal 79 1 1 10 20 16 22 23 29 19 25 32 26 16 15 13 9 7
Total Occupancy [ 79 1 [ 24 T 10 T 20 6 | 22 [ 23 [ 20 [ 19 [ 2 [ 3 | 26 | 16 | 15 [EN ) 7 |
Total Percent | 1% | 5% | 13% | 25% 20% | 28% | 29% | 37% | 24% | 32% | 41% | 33% | 20% | 19% 16% | 11% | 9% |
Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00PM_| 4:00PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 101 1 10 10 10 9 11 11 12 38 14 13 1 7 7 4 6 3
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 1 10 10 10 9 1 K 12 38 13 13 13 7 7 1 6 3
Total Occupancy [ 103 1 10 10 10| 9 [ [ 11 T 12 1 3 T 12 T 13 T 14 7 7 1 [ 6 3 |
Total Percent | 1% | 10% | 10% | 10% | 9% | 1% | 1% | 12% | 37% | 14% | 13% | 14% | 7% | 7% 4% | 6% | 3% |
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 59 1 9 10 14 34 29 27 31 33 38 38 ] ] 21 10 7
Handicap 7 0 0 0 0 0 0 3 2 1 0 1 0 0
Zone 3 15 Min. 3 0 0 0 0 0 0 0 1 1 2 1 0 0
one Reserved - Famil 1 0 0 0 0 0 1 0 0 0 1 0 1 0
Reserved - Veteran 1 0 0 0 0 1 1 0 1 0 0 0 0 1 0
Subtotal 71 1 9 10 14 38 30 29 34 38 22 a4 a3 a4 23 K 8 7
Total Occupancy [ 71 N ] 10 | 14 | 38 [ 30 [ 20 [ 3& [ 38 | 4 a4 3 | a4 | 23 1 8 7 |
Total Percent | 6% | 13% | 4% | 20% | 54% | 42% | 41% | 48% | 54% | 59% | 62% | 61% | 62% | 32% 15% | 1% 10% |
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00PM | 7:00 PM | 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 0 0 | 0 0 | 0 | 0 | 0 | 0 | 0 | 0 0 | 0 0 0 0 0 0
Total Percent | |

[ 0%

|

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia
The Shoppes at Highlander Center
119 East Foothill Boulevard, Arcadia, CA 91006

Thursday, January 16th, 2025

Tnventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | _1:00 PM_| 2:00 PM_| 3:00 PM_| 4:00 PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 74 3 6 10 21 19 22 25 22 25 15 22 23 21 19 12 7 5
Zone 1 Handicap 5 0 0 0 0 0 0 1 1 1 1 7 0 1 0 0 1 0
Subtotal 79 3 6 10 21 19 22 26 23 26 16 26 23 22 19 12 8 5
TotalOccupancy [ 79 [ 3 [ 6 [ 10 [ 21 [ 19 | 22 | 26 | 23 | 26 | 16 | 26 | 23 [ 20 [ 19 [ 12 8 5
Total Percent | | 4% | 8% | 13% | 271% | 24% | 28% | 33% | 29% | 33% | 20% | 33% | 29% | 28% | 24% | 15% | 10% | 6%
Inventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00PM | 2:00PM | 3:00PM | 4:00 PM | 5:00 PM | 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 101 3 7 9 9 8 13 17 7 8 1 1 9 3 8 2 1 1
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 3 7 9 9 B 13 7 7 8 iK 14 9 3 8 2 1 1
TotalOccupancy [ 108 [ 3 [ 7 [ o T o T 8 T 13 [ 17 T 7 | 11 [ 14 [ o 3 8 2 1 |
Total Percent | | 3% | 7% | 9% | 9% | 8% | 13% | 17% | 7% | 8% | 1% | 14% | 9% | 3% | 8% | 2% | 1% [ 1%

Inventory | 6:00 AM | 7:00 AM | 8:00 AM | 9:00 AM | 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM | 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM

10:00 PM
Regular 59 3 4 10 15 25 26 30 29 34 35 34 32 31 24 10 2 3
Handicap 7 0 0 0 0 1 1 1 1 1 2 3 2 0 0 0 1 1
15 Min. 3 0 0 0 0 0 0 0 1 0 0 2 0 0 0 0 0 0
Zone 3 Reserved - Famil T 0 0 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0
Reserved - Veteran 1 0 0 0 0 0 0 0 0 0 1 0 1 0 1 0 0 0
Subtotal 71 3 1 10 15 26 28 31 31 35 38 39 35 31 25 10 3 7
Total Occupancy [ 71 3 [ 4 [ 1 [ 1 T 2 [ 28 [ 31 [ 31 [ 3 | 3 ] 3 | 3 ] 31 [ 2 [ 10 | 3 7
Total Percent | | 4% | 6% | 14% | 21% | 37% | 39% | 44% | 44% | 49% [ 54% [ 55% | 49% [ 44% | 3% [ 14% [ 4% [ 10%
Tnventory | 6:00 AM | 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | _1:00 PM_| 2:00 PM | 3:00 PM_| 4:00 PM_| 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_| 9:00 PM_] 10:00 PM
Regular 1 0 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 | 0 [ 0 | 0 [ 0 | 1 | 0 [ 0 | 0 [ 0 | 0 0 0 | 0 0 | 0 0 0
Total Percent | | 0% [ 0% | 0% | 0% | 25% | 0% [ 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0%

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia
The Shoppes at Highlander Center
119 East Foothill Boulevard, Arcadia, CA 91006

Friday, January 17th, 2025

Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_] 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_] 3:00 PM_] 4:00 PM_| 5:00 PM_| 6:00 PM_] 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 74 0 1 5 15 25 25 32 33 29 29 25 16 20 15 1 6 3
Zone 1 Handicap 5 0 0 0 0 0 2 1 2 0 1 2 2 1 1 1 0 0
Subtotal 79 0 1 5 15 25 27 33 35 29 30 27 18 21 16 12 6 3
Total Occupancy [ 79 o T 1 [ 5 [ % [ 2 [ 27 [ 3 [ 3 [ 20 [ 30 [ 27 [ 18 | 2 16 [ 12 T 3
Total Percent | [ 0% | 1% | 6% | 19% | 32% | 34% | 42% | 44% | 37% | 38% | 34% | 23% | 2% | 20% | 15% | 8% | 4%
Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00PM_| 4:00PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 101 2 4 5 7 16 1 10 13 13 14 1 10 7 5 3 1 1
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 2 1 5 7 16 13 10 13 13 13 1 10 7 5 3 1 1
Total Occupancy [ 103 | 2 T 4 [ 5 T 7 [ [ 1 T 10 [ 13 [ 13 T 14 ] [ 10 T 7 5 3 1 |
Total Percent | | 2% [ 4% | 5% | 7% | 16% | 14% | 10% | 13% | 13% | 14% | 1% | 10% | 7% | 5% | 3% | 1% | 1%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 59 2 4 3 1 24 31 28 33 22 41 40 36 16 10 9 6 2
Handicap 7 0 0 0 1 0 1 1 1 2 0 0 0 1 1 0
Zone 3 15 Min. 3 0 0 0 0 0 0 0 0 0 2 0 1 0 0 0
one Reserved - Famil 1 0 0 0 0 0 1 1 1 1 0 1 0 0 0 1
Reserved - Veteran 1 0 0 0 1 1 1 0 1 0 0 1 1 1 0 0 0
Subtotal 71 2 1 3 6 25 34 30 36 25 a3 22 20 18 12 10 7 1
Total Occupancy [ 71 2 [ 2 T 3 T % [ 2 [ 3 [ 3 [ 3 [ 2 [ 43 [ 42 | 40 [ 18 [ 12 [ 10 [ 7 4
Total Percent | | 3% | 6 | 4% | 8% | 35% | 48% | 42% | 51% | 35% | 61% | 59% | 56% | 25% | 17% | 14% | 10% | 6%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00PM | 7:00 PM | 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 4 1 1 1 1 1 1 1 1 3 1 2 2 1 1 1 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 1 1 1 1 1 1 1 1 3 1 2 2 1 1 1 0 0
Total Occupancy | 4 | 1 | 1 | 1 | 1 | 1 | 1 | 1 | 1 | 3 | 1 | 2 | 2 | 1 | 1 | 1 | 0 | 0
Total Percent | | 25% | 25% | 25% | 25% | 25% | 25% | 25% | 25% | 75% | 25% | 50% | 50% | 25% | 25% | 25% | 0% | 0%

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia
The Shoppes at Highlander Center
119 East Foothill Boulevard, Arcadia, CA 91006

Saturday, January 18th, 2025

Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_] 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_] 3:00 PM_] 4:00 PM_| 5:00 PM_| 6:00 PM_] 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 74 1 2 6 23 25 16 7 25 21 7 7 20 12 17 1 7 9
Zone 1 Handicap 5 0 0 0 0 1 1 2 1 2 0 0 1 1 1 0 0 0
Subtotal 79 1 2 6 23 26 7 19 26 23 7 17 21 13 18 1 7 9
Total Occupancy [ 79 1 2 T 6 [ 28 [ 26 [ 17 [ 19 [ 26 [ 23 [ 17 [ 17 | 21 18 [ 18 [ 11 7 o
Total Percent | | 1% | 3% | 8% | 29% | 33% | 22% | 24% | 33% | 29% | 22% | 22% | 2% | 16% | 23% | 14% | 9% | 1%
Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00PM_| 4:00PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 101 1 3 1 6 7 13 15 11 9 8 5 6 2 2 2 1 3
Zone 2 Handicap 2 0 0 0 0 0 0 1 1 0 0 0 0 0 0 0 0 0
Subtotal 103 1 3 1 6 7 13 16 12 9 B 5 6 2 2 2 1 3
Total Occupancy  [__103 [ 1 3 1 4 T % 7 13 [ 16 [ 12 | 9 |- [ 5 |G 2 | 2 1 3
Total Percent | | 1% [ 3% | 4% | 6% | 7% | 13% | 16% | 12% | 9% | 8% | 5% | 6% | 2% | 2% | 2% | 1% | 3%

Inventory | 6:00AM | 7:00AM | 8:00AM | 9:00 AM | 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM 6:00 PM 7:00 PM 8:00 PM 9:00 PM_| 10:00 PM

Regular 59 3 3 10 10 36 37 32 29 24 27 26 22 15 12 6 8
Handicap 7 0 0 0 0 0 4 0 2 0 0 0 1 0 1 0
15 Min. 3 0 0 0 0 1 0 2 0 0 0 0 0 0 0 0
Zone 3 Reserved - Famil T 0 0 0 0 0 0 0 0 T 0 0 0 T 0 0
Reserved - Veteran 1 0 0 0 0 0 0 0 0 0 1 1 1 1 1 1 1 0
Subtotal 71 3 3 10 10 37 ) 36 31 26 29 27 23 7 14 B 9 2
Total Occupancy [ 71 [ 3 [ 3 T 10 T 10 [ 3 T a4 T 3 [ 31 | 26 [ 20 [ 27 T 23 [ 17 | 14 [ 8 | ) 2
Total Percent | | 4% | 4% | 14% | 14% | 52% | 58% | 51% | 44% | 37% | 4% | 38% | 32% | 24% | 20% | 1% | 13% | 3%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00PM | 7:00 PM | 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0 | 0
Total Percent | | 0% | o% | 0% [ 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0% | 0%

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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Arcadia

The Shoppes at Highlander Center

119 East Foothill Boulevard, Arcadia, CA 91006

Sunday, January 19th, 2025

Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_] 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_] 3:00 PM_] 4:00 PM_| 5:00 PM_| 6:00 PM_] 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 74 0 0 1 8 12 18 1 16 23 20 7 21 19 21 10 8 3
Zone 1 Handicap 5 0 0 0 0 1 2 0 2 0 2 0 0 1 2 0 0 0
Subtotal 79 0 [ 1 8 13 20 14 18 23 22 17 21 20 23 10 8 6
Total Occupancy [ 79 0 0 1 | [ 18 [ 20 [ 1a 8| 23 22 7 [ 21 20 [ 23 0| 8 |
Total Percent | 0% 0% 1% | 10% | 16% | 25% | 18% | 23% | 29% 28% 2% | 27% | 25% | 29% 13% | 10% | 8%
Tnventory | 6:00 AM_| 7:00 AM_| 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00 PM_| 3:00PM_| 4:00PM | 5:00 PM_| 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 101 0 1 1 8 9 13 6 9 7 6 8 7 3 3 2 1 2
Zone 2 Handicap 2 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Subtotal 103 0 1 1 3 9 13 3 9 7 3 8 7 3 3 2 1 2
Total Occupancy | 103 0 1 1 | 8 | 9 | 13 | 6 | 9 | 7 6 8 | 7 | 3 | 3 2 | 1 | 2
Total Percent | 0% 1% 1% | 8% | 9% | 13% | 6% | 9% | 7% 6% 8% | 7% | 3% | 3% 2% | 1% | 2%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00 PM_| 7:00 PM_| 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 59 2 2 5 13 15 7 22 18 22 19 7 7 1 12 6 8
Handicap 7 0 0 0 1 0 1 1 0 1 1 1 1 1 0 0
Zone 3 15 Min. 3 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
one Reserved - Famil 1 0 0 0 0 0 0 0 1 1 0 0 0 0 1 0
Reserved - Veteran 1 0 0 0 0 0 0 0 0 0 0 1 1 0 0 0 0
Subtotal 71 2 2 5 14 15 18 23 19 24 20 18 19 13 13 7 8 3
Total Occupancy [ 71 2 2 5 [ 14 [ 15 [ 18 | 23 [ 19 | 24 20 8 [ 19 [ 138 [ 13 7 8 |G
Total Percent | 3% 3% 7% | 20% | 21% | 25% | 32% | 21% | 34% 28% 25% | 21% | 18% | 18% 0% | 1% | 8%
Tnventory | 6:00 AM | 7:00 AM | 8:00 AM_| 9:00 AM_| 10:00 AM | 11:00 AM | 12:00 PM | 1:00 PM_] 2:00PM | 3:00PM | 4:00PM | 5:00PM | 6:00PM | 7:00 PM | 8:00 PM_] 9:00 PM_] 10:00 PM
Regular 4 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Zone 4 Gated - Closed - - - - - - - - - - - - - - - - - -
Subtotal 1 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Total Occupancy | 4 0 0 0 | 0 | 0 | 0 | 0 | 0 | 0 0 0 | 0 | 0 | 0 0 | 0 | 0
Total Percent | 0% 0% 0% | 0% | 0% | 0% | 0% | 0% | 0% 0% 0% | 0% | 0% | 0% 0% | 0% [ 0%

Counts Unlimited, Inc.
PO Box 1178
Corona, CA 92878
951-268-6268
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PRELIMINARY EXEMPTION ASSESSMENT

1.  Name or description of project: Conditional Use Permit No. CUP 24-13, Site Plan and Design
Review No. ADR 24-16, and Lot Line Adjustment No. LLA 25-02
for a new 4,295-square-foot self-service car wash facility with
associated site improvements and an off-site parking agreement
for four (4) parking spaces at 169 E. Foothill Boulevard. A Lot
Line Adjustment is proposed to realign the property boundary to
ensure that all car wash improvements are located on a single
parcel.

2. Project Location — Identify street 169 E. Foothill Boulevard and a portion of the adjacent property
map showing project site (preferably | and E. Foothill Boulevard
a USGS 15’ or 7 1/2’ topographical
map identified by quadrangle name):

3.  Entity or person undertaking project: | A.

B. Other (Private)

(1) Name Igor Paskhover

(2) Address 169 E. Foothill Boulevard, Arcadia, CA

4.  Staff Determination:

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

because:

a. ] The proposed action does not constitute a project under CEQA.

b. ] The project is a Ministerial Project.

c ] The project is an Emergency Project.

d. ] The project constitutes a feasibility or planning study.

e X The project is categorically exempt.
Applicable Exemption Class: 15303 — Class 3 (New Construction of small

structures)

f. ] The project is statutorily exempt.
Applicable Exemption:

g. ] The project is otherwise exempt
on the following basis:

h. ] The project involves another public agency which constitutes the Lead Agency.
Name of Lead Agency:

Date: September 9, 2025 Staff: Fiona Graham, Planning Services Manager

Preliminary Exemption Assessment FORMgpA”



ARCADIA PLANNING COMMISSION
REGULAR MEETING MINUTES
TUESDAY, SEPTEMBER 9, 2025

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

PRESENT: Chair Tallerico (via teleconference), Vice Chair Tsoi, Commissioners Arvizu, Hui, and
Wilander

ABSENT: None

SUPPLEMENTAL INFORMATION FROM STAFF REGARDING AGENDA ITEMS
Deputy Development Services Director informed the Commission about a last-minute letter
received from the California Housing Defense Fund (Cal HDF) which was regarding the project that
had been already approved by staff under SB 330.
PUBLIC COMMENTS (5 minute time limit per person)
There were none.
PUBLIC HEARING
1. Resolution No. 2174 - Approving Tentative Tract Map No. TTM 25-02 (84785) to subdivide
the airspace for an approved 10 unit muti-family residential condominium development at
36 and 42 E. Colorado Boulevard
CEQA: Exempt
Recommendation: Adopt
Applicant: Philip Chan
MOTION - PUBLIC HEARING

Vice Chair Tsoi introduced the item, and Planning Services Manager Fiona Graham presented
the staff report.

The Commissioners did not have any questions for staff.

The public hearing was opened.

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. 91



Philip Chan, the Architect of the project, was present and available for questions.
Commissioner Arvizu asked why he decided to pursue SB 330 to get the project approved.
Mr. Chan explained that design could be subjective, and SB 330 allows for more flexibility in
design through objective standards. He added that some design guidelines were followed
despite not being required.
There were no speakers for the item.
Commissioner Wilander made a motion to close the public hearing.
Commissioner Hui seconded the motion.
Without objection, the motion was approved.

DISCUSSION
Commissioner Hui said she did not have much to discuss since the project had been
approved however, she liked the design and did not foresee any problems with approving

the subdivision.

Commissioner Wilander agreed. She stated that it is wise to streamline the review process
for housing projects and was in favor of approving the subdivision.

Commissioner Arvizu stated that he does not agree with SB 330 because it takes away from
local government control. He added that SB 330 opens the door for bad designs to be
approved. However, in this case he did not have any objections to the project because it is a

good design from a reputable architect.

Commissioner Wilander asked Ms. Flores if staff have any authority over design review of SB
330 projects.

Ms. Flores stated that they do not, confirming that as long as the development and objective
standards are met, the project is considered approved. She added that most architects have
followed the design guidelines.

Commissioner Wilander asked if staff have been confronted with challenging designs.

Ms. Flores said yes, but that staff work with applicants to navigate the objective standards
and get a compatible design.

Commissioner Hui asked how many SB 330 projects have been approved.

2 9/942025



Ms. Graham said about 5 to 6 projects have been approved in the last few years.

Commissioner Hui asked if SB 330 can only be applied to multiple-family projects and if more
projects are expected to be approved under the streamlined process.

Ms. Flores said yes, more SB 330 projects are to be expected as the public becomes aware
that it is an option.

Ms. Hui asked if parking was required for this project.

Ms. Graham stated that it is within a half mile of a train station and therefore parking was
not required due to Assembly Bill 2097. However, this project will be providing two-car
garages for each unit, but no guest parking spaces.

Chair Tallerico concurred with the Commissioners and despite not agreeing with SB 330 did
not have any concerns about this project because parking will be provided.

MOTION

It was moved by Commissioner Wilander, seconded by Chair Tallerico to adopt Resolution
No. 2174 approving Tentative Tract Map No. TTM 25-02 (84785) to subdivide the airspace for
an approved 10 unit multi-family residential condominium development at 36 and 42 E.
Colorado Boulevard exempt from CEQA and complies with the Subdivision Map Act.

ROLL CALL
AYES: Tallerico, Tsoi, Arvizu, Hui, and Wilander
NOES: None
ABSENT: None

There is a ten (10) day appeal period. Appeals are to be filed by 5:30 p.m. on Monday, September 22,
2025.

CONSENT CALENDAR

1. Minutes of the August 12, 2025, Regular Meeting of the Planning Commission
Recommendation: Approve
Commissioner Arvizu motioned to approve the minutes and seconded by Commissioner Hui.

ROLL CALL
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AYES: Tallerico, Tsoi, Arvizu, Hui, and Wilander
NOES: None
ABSENT: None
The motion was approved.
MATTERS FROM CITY COUNCIL LIAISON
Mayor Pro Tem Wang had nothing to report.

MATTERS FROM THE PLANNING COMMISSONERS

Chair Tallerico asked if the recently adopted Code of Conduct for City Council had any effect on the
Planning Commission.

Monica Castillo, who was substituting for Assistant City Attorney Kellan Martz, said she will look into
it and have City staff follow up with him.

Mayor Pro Tem Wang informed Chair Tallerico that the Code of Conduct was available on the City's
website.

MATTERS FROM ASSISTANT CITY ATTORNEY

Attorney Monica Castillo introduced herself, she said she works at BBK, is a San Gabriel Valley local,
and is the City Attorney at Santa Paula in Ventura County.

MATTERS FROM STAFF INCLUDING UPCOMING AGENDA ITEMS

Ms. Flores announced that Assistant City Manager/Development Services Director Jason Kruckeberg
was retiring, and his last day will be December 27.

Ms. Flores informed the Commission of the following items for upcoming Planning Commission
meetings:

1. A subdivision map for a SB 330 project on September 23
2. A carwash on Foothill Boulevard on October 14

3. The Alexan Arroyo project and the Business License Review Board on October 28

Commissioner Hui asked how many units the Alexan Arroyo will have and for more information on
upcoming significant projects.
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Ms. Flores stated that it will be about 319 units, and she provided the URL of the City’s significant
projects webpage for all the information on the Alexan Arroyo and other major projects.

Vice Chair Tsoi asked if the staff report for the Alexan Arroyo can be released early so that they have
enough time to review it before the October 28 Planning Commission meeting.

Ms. Flores said that she would be out of the office for a couple of weeks before the agenda packet
goes out but will do her best to send it out early.

Commissioner Hui asked if they can do a study session or have a "cheat sheet" provided with all the
new housing laws in preparation for the Alexan Arroyo and other furture projects.

Ms. Flores said yes it can be arranged. Regardless, the staff report will be very informative.

Ms. Flores provided an update on Commissioner Arvizu's inquiry about the traffic flow of the In-N-
Out on Colorado Boulevard. She said the south-bound left turn lanes will be reduced to one to
evaluate the traffic circulation at that intersection.

Commissioner Wilander reported she will not be present at the September 23 Planning Commission
meeting. She also extended an invitation to the Women's League of Voters annual ice cream social
on October 12, 2025.

ADJOURNMENT

The Planning Commission adjourned the meeting at 7:43 p.m., to Tuesday, September 23, 2025, at
7:00 p.m. in the City Council Chamber.

Chair Tallerico, Planning Commission

ATTEST:
Lisa L. Flores
Secretary, Planning Commission
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