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APPLICATION: A. Special Perllt to implement parking reduction measures for a
121,280 8q. ft. offlce/ladical building.

B. 'Varianco to locate 17-requ1red parking spaces off-gite;,

C. Variance to reduce the required 26 foot naneuvering depth for
parking spaces to 22 feet.

LOCATION: 1700 A]hanbra Boulevard and north side of R Street, 130+ feet west
o ' of Alhambra Boulevard.

~ PROPOSAL: The applicant is requeatinzl the/ neceaaary entitlements "ta convert
7,600+ sq. ft. of an existing 21,280+ sq. ft. office building into medical
offices. - o o

PROJECT INFORMATION:

1974 General Plan Designation: General Commercial
1980 Central City Community ’ '
" Plan Designation: General - COlnercial
Existing Zoning of Site: , Cc-4 ' '
Existing Land Use of Site: , Office building and surfaced parking lot -

Surrounding Land Use and Zoning:

North: Post Office; C-2

South: Wholesale warehouse, vacant C 4
EBast : Office, warehouse; C-4, M-1

West : Commercial, Office; C-4

Parking Ratio Required: S . General Office 1: 400 (34 spaces)
o , : _ o Medical Office 1: 200 (38 spaces)
" . Parking Required: o o 72 spaces - 16 space credit = 56 required -
Parking Provided: : 56 spaces (36 on-site, 20 off-site and
' : parking reduction) ' .
Property Dimensions: ~ Office Lot: 160' x 160', 0.15+ acre
' Off-Site Parking Lot: 40' x 160', 0.1+
- acre : .

Square Footage of Building: o General Office - 13,650 sq. ft.
' ‘ ' Medical Office - 7,600 sq. ft.

> TT0TAL - 21,250 sq. ft.
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BACK :

On June 15, 1983, the City Design Review and Preservation Board approved the

rehabilitatign:-oftwa wgrehouse structure, known as the Glen Dairy Building, into

an office use (PB83-008). For the 21, 250 square foot rehabilitation, a total of

53 parking spaces were required. The applicant was given a credit of 16 spaces
- based upon previous uses of the building and a minimum of 37 spaces were to be
' provided on the subject site for the office use.

Project Evaluation: Staff has the following comments regarding this proposal.

A. Land Use and Zoning

The subject eite consists of two lots in the Heavy Commercial (C-4) zone. A
21,250 square foot office building and a 34 space parking lot are located on -
‘the 0.15+ acre corner lot located at the southwest corner of Q Street and
Alhambra Boulevard. Across the alley to the south of the office building is
a 40' x 160' interior lot which has been paved and is being used as a 18
space parking let. This parking lot was created without benefit of a
. parking facilities permit at the time of the office rehabilitation and does
not meet landscape and shading requirements. Surrounding land uses are a
post office zomed C-2 to the north, a warehouse and vacant land (former
Farmer's Market) zoned C-4 to the south, warehouse and offices zoned C-4 and
M-1 to the east and general commercial and office use zoned C-4 to the west.
The site is designated for general commercial uses by the General Plan and

the 1980 Central City Plan.

A licant's Pro osal

The applicant proposea to convert 7,600 square feet of the existing 21 280
square foot office building into medical offices. Thirty-four (34) parking
spaces are required for the general office portion of the building (ratio-
1:400) and 38 spaces are required for the medical office portion of the
building (ratio - 1:200) for a total of 72 spaces required. ,
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As previously noted, the existing office use is required to have 83 parking
spaces. A credit of 16 spaces were given at the time of rehabilitation and
37 parking spaces were to be provided on the subject site. Planning staff
inspected the site and found that there were only 34 spaces located on the
office building site, three spaces less than required. To meet the
requirement of 72 parking spaces for the medical office conversion, the -
applicant proposes to re-stripe the on-site parking lot and provide 36
spaces on the office building site. Secondly, the applicant proposes to
provide required landscaping and shading on the off-site parking lot and re-
stripe the lot to provide 16 parking stalls. A variance is requested to
reduce the maneuvering depth from 26 feet to 22 feet for this
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Approve the variance to locate required parking spaces off-site, subject to
conditions and based upon findings of fact which follow.

Approve the varlancc to reduce the 26 foot maneuvering depth for parking
spaces g0 - 2% fept subject to conditions and based upon flndlnzs of fact
which follow

Condltlons'

1. The applicant/property owner shall enter into an agreement with the
City which indicates that the parking located in the lot on the north
"saide of R Street provides required parking for the office/medical
building located at 1700 - Alhambra Boulevard. The agreement shall be
reviewed and approved by the Planning director and the City Attorney
and recorded with County Recorder prior to issuance of building permits
for the 7,600 square. foot medical office convarsion.v The agreement
shall run with the land. -

Revised landscape, shading and irrigation plans for the off-site
parking lots shall be submitted for Planning staff's and Design
Review/Preservation Board staff's review and approval prior to issuance
of building permits. The revised plan shall indicate a one-half foot .
curb next .to the alley. If possible, the applicant may ‘delete curb
" requirement and place a planter adjacent to the alley..

Prior to issuance of building_pernits. the applicant/property owner
shall submit, to the Planning Director, a floor plan of the building
indicating the area where the conversion to medical office will occur
~and a site plan: -indicating the restriping of the on-site parking lot to
36 spaces. A maximum of 30 percent of the stalls in the two parklng
lots may be deslgnated as compact stalls. S : B

' The landscape plans shall ,lndicate the required minimum flve'Afoot-‘
planter adjacent to the alley and the R Street right-of-way. No
driveway shall be permitted off of R Street.

A parking reduction plan shall be submitted for the review and approval
of the Planning Director and the TSM Coordinator prior to issuance of
building permits for tenant 1|provements for medical office conversion
in excess of 6,000 square feet.

The project 1is subject to the review and _approval -of the Clty Design
Review/Preservatlon Board staff

Flndlngs of Fact

1. The project as condltioned is based upon sound prlnclplea of land use
in that: :
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lot. Thirdly, the applicant proposed to utilize the 16 space ~credit,
previously- granted for the office rehabilitation. To provide for the.
remaining four required spaces, the applicant is requesting a special permit .
to implement parking reduction measures for the 21,280 square foot
office/gedicel bpdlding. The office building qualifiea for a naxinu- 10
percent parking reduction or seven spaces.

- Staff Analysis

Planning staff finds that the proposed off-site parking location is
appropriate as it is adjacent to the office building site and easily
accessible to building tenants and clients. Planning staff is aware that,
in the Central City area, there are many 40 foot wide lots that are suitable
for off-site parking lots, but, because of the 40 foot width, a parking
stall is unable to provide the required maneuvering depth. Planning staff
and Traffic Engineering found that if a standard parking stall width is
increased from 8 feet to 9 or 10 feet, this increase in width will
compensate for the decrease in maneuvering area behind the stall. The
applicant has designed the off-site parking lot se that the standard parking
~stalls are 9 feet wide by 18 feet in depth with 22 feet of maneuvering area
and the compact stalls are 8 feet in width and 16 feet in depth. Staff
finds these increased widths will co-pensate for the decrease in naneuvering

area.
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The proposed parking lot has been reviewed by the City Traffic Engineering
Division and Regional Transit. They recommend that driveway access off of
R Street be prohibited so that those vehicles entering and exiting the site
do not conflict with the light rail tracks on R Street. The applicant has
‘revised the site plan to comply with this requirement
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The subject office build!ng is not located in a residential area and the
proposed implementation of parking reduction measures will not adversely
affect the supply of on-street parking for residential uses. The office
building is located approximately 500+ feet from the light rail station
. located on R Street between 29th and 30th Streets. The area surrounding the
subject site is also served by several bus lines. Planning staff suggests,
therefore, that the appllcant ‘consider utilizing the transit pass subsidy
option as a parking reduction measure. The applicant/property owner will be
required to implement the parking reduction measures when the square footage
of the medical office conversion is in excess of 6,000 sq. ft.

Environmental Deterninatlon: This project |is exelpt' frou environmental
review pursuant to State EIR Guidelines (CEQA Section 15303e).

, RECOMMENDATION: Staff recommends tﬁe following actions:

A. Approve the special permit to 1np1enent parking reduction measures fof a
21,250 square foot medical/office buildingu,subject to conditions and based
upon findings of fact which follow. > _
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the required parking for the office use is located adjacent to the
office site across the alley;
a - = [ : ' . . -
b. the applicant will sign an agreement with the City ensuring that
required parking is available for the proposed office use; and

a variance would be granted to other property owners facing
similar clrouletances

- The project as conditioned will not be injurious to the general )

public nor surrounding properties in that.

a. adequate landscaping w]ll be provided;

b. the implementation of parking reduction measures will not

adversely affect the oupply of on-street parklng for residential
uses; and

c. adequate vehicle aaheuvering area has been provided.

The proooeed;variancas'do not constitute use variances in that office
buildings and parking lots are allowed in the C-4 zone..

The proposed project is consistent with the City's Discretionary
Interim Land Use Policy in that the site is designated for commercial
uses by the 1980 Central City Plan and the proposed office and parking
lot uses conform with the plan designation. 1
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