INSTRUCTIONS FOR THE FEB. 16, 2022 SPECIAL PLANNING COMMISSION MEETING
The Planning Commission meeting will be closed to the public in compliance with Governor
Newsom’s Executive Order to minimize the spread of the COVID-19 Virus. Additionally, the
meeting will be conducted via teleconference with members participating remotely.
Considering this, the customary meeting format has been modified. Even with this change in
format, the City is still encouraging public participation and wishes to make residents aware
of the following opportunities for participation:
1) View the meeting through the City’s website at www.cityoflaverne.org/stream
2) Please submit your written comments via email at planning@cityoflaverne.org. They
will be shared with the Commission Members prior to the meeting and will be made
part of the permanent record. We ask that you provide those emails before 7:00 p.m.
the day before the meeting. Please be advised that public comments submitted by
emails or any other format to the City are public records that will be made
available for public viewing.
3) For individuals that wish to share their comments during the live stream, you may
email planning@cityoflaverne.org by 6:00 p.m. on the day of the meeting with a phone
number and the item(s) you wish to speak on. We will call you back at the appropriate
time during the meeting for your comment.
4) Additionally, if you wish to participate via Zoom, you will need to register before 5:00
p.m. on the date of the meeting and please be aware that space is limited.
https://us02web.zoom.us/webinar/register/WN_h9kAxFSNTWyL5pYk0uxILQ
You will be provided a link after registering and will have the ability to watch the
meeting live. If you wish to speak during the meeting, you can “raise your hand” as
appropriate on the current agenda item(s). Once it is your turn to speak, you will be
brought into the meeting and have the ability to speak and turn on your video when
called upon.
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PLANNING COMMISSION AGENDA
Jason Simison, Chairperson
Jeff Allred, Vice-Chairperson
Jason Lorge, Commissioner
Thomas Allison, Commissioner
Jeremy Conrad, Commissioner

City Hall Council Chambers
3660 D Street
La Verne, CA 91750
(909) 596-8706
www.cityoflaverne.org

Wednesday, February 16, 2022 - 6:30 p.m.
Watch Live at www.cityoflverne.org/stream
3660 “D” Street, La Verne, CA 91750
Attendance and participation at the City of La Verne Planning Commission meetings are welcomed and
appreciated. Community engagement provides the Planning Commission with valuable information. Regular
Meetings are held on the 2nd Wednesday of every month. In compliance with the American Disabilities Act, any
person with a disability who requires a modification or accommodation in order to participate in a meeting
should contact the City Clerk’s Office at (909) 596-8726 at least 48 hours prior to the meeting.
The Council Chambers will be open to the public at 6:00 p.m. In an effort keep a safe environment and to
minimize the spread of the COVID-19 Virus, the City will be limiting occupancy and requiring masking for all that
will be in attendance. Materials related to an item on this agenda, submitted to the Planning Commission after
distribution of the agenda packet, are available for public inspection at the meeting or in the Community
Development Department during normal business hours.

CALL TO ORDER
PLEDGE OF ALLEGIANCE
ROLL CALL
DECLARATION OF EMERGENCY
Pursuant to Government Code Section 54953, the Planning Commission may
continue to hold their public meetings via teleconference due to the COVID-19
pandemic by adopting a resolution. Staff recommends the adoption of Resolution No.
1284 declaring the need to continue to meet teleconferencing at this time.
MINUTES – November 10, 2021
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PUBLIC COMMENT
This is the time set aside for anyone wishing to address the Planning Commission on
items not listed in any other place on this agenda.
California Law does not allow the Planning Commission to take action in response to
your statements at this meeting. Your concerns may be referred to staff or set for
hearing at a later date.
PUBLIC HEARINGS
1.

CASE NO.:
96-20CUP
RESOLUTION NO.:1267
APPLICANT:
THE FOUNTAINS MOBILE HOME PARK
PROPOSAL:
CONDITIONAL USE PERMIT EXTENSION
ADDRESS:
3530 DAMIEN AVENUE
STAFF:

2.

CASE NO.:
72-15IUP
RESOLUTION NO.:1150
APPLICANT:
AMERICAN CLASSIC CARS
PROPOSAL:
INTERIM USE PERMIT EXTENSION
ADDRESS:
2282 ARROW HIGHWAY
STAFF:

3.

Gabriel Rivera

Candice Bowcock

CASE NO.:
07-22GPA
RESOLUTION NO.:N/A
APPLICANT:
CITY OF LA VERNE
PROPOSAL:
2021-2029 HOUSING ELEMENT
ADDRESS:
CITY WIDE
STAFF:

Candice Bowcock

OTHER MATTERS / STAFF UPDATES
ADJOURNMENT
The next regular meeting of the Planning Commission is scheduled to be held on March
9, 2022 at 6:30 p.m. in the Council Chambers, 3660 “D” Street, La Verne, CA 91750.
Proof of Posting

I declare under penalty of perjury that I am employed by the City
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of La Verne in the Planning Department; and that I posted this
agenda in the City Hall Council Chambers and the City’s website on
February 9, 2022.
_____________
Date

__________________________________________
Signature

RESOLUTION NO. 1284
A RESOLUTION OF THE LA VERNE PLANNING COMMISSION MAKING SPECIFIED
FINDINGS TO ENABLE THE PFA TO CONTINUE TO HOLD MEETINGS VIA
TELECONFERENCING
WHEREAS, AB 361 (Rivas), and specifically Government Code section 54953
(“Section 54953”), authorizes local agencies to use teleconferencing without complying
with the specified teleconferencing requirements imposed by the Ralph M. Brown Act
when the legislative body of a local agency holds a meeting during a declared state of
emergency and makes certain findings relating thereto; and
WHEREAS, Section 54953 allows for local agencies to teleconference if the
legislative body finds, among other things, that state or local official continue to impose
or recommend measures to promote social distancing or whether a state of emergency
directly impacts the ability of the legislative body to meet safely and that meeting in
person would present imminent risks to the health and safety of attendees; and
WHEREAS, on March 4, 2020, the Governor of California proclaimed a State of
Emergency to exist in California as result of the threat of COVID-19, which state of
emergency remains in place; and
WHEREAS, on March 4, 2020, the Los Angeles County Board of Supervisors
and Los Angeles County Health Officer declared a local and health emergency as result
of the threat of COVID-19, which emergency remains in place; and
WHEREAS, Los Angeles County and State health officials continue to
recommend social distancing as a result of COVID-19; and
WHEREAS, due to the resurgence of COVID-19 reported cases and surge of
variants statewide and in particular, in Los Angeles County, the California Department
of Public Health’s Best Practice Guidance encourages all governmental entities to
refrain from conducting indoor meetings and consider moving operations outdoors,
where feasible, in order to prevent transmission; and
WHEREAS, teleconferencing meetings enables the Planning Commission to
retain the ability to continue to conduct meetings in a safe manner that would reduce
exposure to members and staff to COVID-19; and
WHEREAS, public access and participation remain a core value of the Planning
Commission, and the Planning Commission has the capability to meet the requirements
in Section 54953 to provide the public with the ability to view, hear, and participate in
such meetings in a manner that protects the statutory and constitutional rights of all
persons to participate in such meetings; and

WHEREAS, as a condition of extending the use of the provisions to conduct
remote teleconference meetings without compliance with specified Brown Act
teleconference requirements, the Planning Commission must reconsider the
circumstances of the state of emergency that exists, and the Planning Commission has
done so.
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission does
hereby find the existence of a local and state of emergency in California caused by
COVID-19 continues to directly impact the ability of the Planning Commission to hold
public meetings safely in person and local and state health officials continue to
recommend social distancing.
PASSED, APPROVED, and ADOPTED by the Planning Commission of the City
of La Verne, on February 16, 2022 by the following vote:
AYES:
NOES:
ABSENT:
ABSTAIN:

___________________________________
Chairperson, Planning Commission

ATTEST:
_______________________________
Secretary, Planning Commission

CITY OF LA VERNE
PLANNING COMMISSION
MINUTES OF THE REGULAR MEETING
Wednesday, November 10, 2021

1.

Chairperson Simison called the regular meeting of the La Verne Planning
Commission to order at 6:30 p.m.

2.

PLEDGE OF ALLEGIANCE
Commissioner Simison led the Pledge of Allegiance.

3.

ROLL CALL: Planning Commissioners present: Thomas Allison, Jeffry Allred,
Jason Lorge, Jeremy Conrad, and Jason Simison. Advisory personnel present:
Community Development Director Eric Scherer, City Attorney Bob Kress,
Assistant Planner Gabriel Rivera, Principal Planner Candice Bowcock and
Secretary Natalie Hiatt.

4.

PUBLIC COMMENT
None

PUBLIC HEARINGS
5.

CASE NO. 87-21CUP; A REQUEST TO OBTAIN A CONDITIONAL USE
PERMIT TO MAINTAIN HORSES, GOATS, AND CHICKENS AT 4788
ARGO CIRCLE.
RESOLUTION NO. 1282
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
LA VERNE, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA,
APPROVING CASE NO. 87-21CUP ALLOWING THE KEEPING AND
MAINTAINING OF TWO HORSES, TWO GOATS, AND TEN
CHICKENS AT 4788 ARGO CIRCLE, LA VERNE, AND AFFIRMING A
CATEGORICAL EXPEMPTION FOR THE PROJECT.
Mr. Scherer stated that one additional comment was received via email and an
update was made to the resolution with minor changes to the verbiage.
Assistant Planner Gabriel Rivera presented his staff report.
The applicant Michelle Lucarelli-Beltran was present at the meeting.

Planning Commission Minutes
November 10, 2021
Chairperson Simison opened the public hearing.
There were 10 public comments received via email or letters.
The following residents spoke in support of the conditional use permit:
Sharon V.
Bob Rode
Ray Cervantes
Jaclyn Bradle
Chairperson Simison closed the public hearing.
The Commissioners discussed the existing barn, number of chickens allowed, and
expiration date of the conditional use permit.
Commissioner Allred requested specific language be added to identify the
number of chickens allowed.
Chairperson Simison suggested extending the permit to 20 years to lessen the
burden.
It was moved by Commissioner Allred and seconded by Commissioner Lorge to
amend Item No. 11 to limit the number of chickens to 10 and prohibit roosters.
Motion carried by a 4-1 vote (Commissioner Conrad opposed).
It was moved by Chairperson Simison and seconded by Commissioner Lorge to
amend Item Nos. 26 & 27. Increasing the term from 10 to 20 years and adding the
verbiage “significant number of complaints”. Motion carried by a 5-0 vote.
It was moved by Commissioner Conrad and seconded by Commissioner Lorge to
approve Case No. 87-21CUP with the revisions to Resolution No. 1282. Motion
carried by a 5-0 vote.
OTHER MATTERS
6.

ACTIVE TRANSPORTATION PLAN
THE DRAFT ACTIVE TRANSPORTATION PLAN ESTABLISHES THE
CITY’S VISION AND COMPREHENSIVE APPROACH TO IMPROVING
WALKING, BIKING, AND ROLLING IN LA VERNE. THE PLAN
STRIVES TO IMPROVE FACILITIES, SUCH AS SIDEWALKS AND
BIKE LANES TO ENHANCE ACCESS TO AND EXPERIENCES OF
ACTIVE TRANSPORTATION AND PROVIDE MORE OPPORTUNITIES
FOR LOCAL, RECREATIONAL MOVEMENT, INCLUSIVE OF ANY
AGE OR ABILITY. THE PLANNING COMMISSION SERVES A KEY
ROLE IN RECEIVING PUBLIC INPUT ON THE SUBJECT AND IN
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HELPING TO SHAPE CITY POLICIES ON ACTIVE
TRANSPORTATION.
Ms. Bowcock presented her staff report.
Chairperson Simison opened public comment. There were no comments.
Chairperson Simison closed public comment.
The commissioners discussed several areas of concerns throughout the City
including the area surrounding the Gold Line, street lighting, crosswalks, and
trails.
Commissioner Lorge recommended an overlay or diagram to help prioritize the
project areas.
Mr. Scherer stated that it is a valid recommendation to City Council to prioritize
improvements to enhance safety.
It was moved by Commissioner Lorge and seconded by Commissioner Allison to
recommend the adoption of the plan to the City Council. Motion carried by a 5-0
vote.
ADJOURNMENT
The meeting was adjourned at 7:55p.m. The next regular meeting of the Planning
Commission will be held December 8, 2021 at 6:30 p.m. in the Council
Chambers, 3660 “D” Street, La Verne, CA 91750.

____________________________________________
Chairperson, Planning Commission
ATTEST:
_________________________________
Secretary, Planning Commission
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-----Original Message----From: Paige Rode Imailto:rode849@verizon.net]
Sent:Wednesday, November 10,2027 8:39 AM
To : G a briel Rive ra <grivera @

citvoflaverne.org>

Subject: 4788 Argo Circle Public Hearing
Hello Gabriel Rivera and members of the La Verne Planning Commission, my family has lived at 849
Dogwood for 23 years. We are at the corner of the Argo Circle culdesac, 2 houses away from 4788 Argo
Circle. The entire time we have lived here and even before that, horses and other animals have lived on
the 4788 Argo Circle property. We love having the animals close by and they add a certain charm to the
neighborhood. The current owners at 4788 Argo are responsible and keep the property extremely clean.
We have never been bothered by flies or smell. All the neighborhood children enjoy the animals and the
owners are great about teaching not just the kids but all of us about horses, goats and chickens. lt's
great to see kids outside feeding, taking care of animals and cleaning their pens, instead of sitting
around looking at electronic devices. The property is very large and where the animals are kept is not
very close to any one else's property. Please allow them to keep all of their animals. Save this
neighborhood gem and this families beloved animals. lt is the right thing to do!
Paige and Bob Rode
Sent from my iPhone

Gabriel Rivera
From:

Charl es Rosales

Sent:
To:

Gabr:ielRivera

< covsam @verizon.net>
October
12:59 PM
29,ZO21
F{day,

Planning commission

Subject:

Mr. Rivera,
I am in opposition to;granting a conditional use permit for the property located at 47E8 Argo Circle La

Verne CA' I am

50 feet
ilfi.th;-Id;iv"tiJoiherO that the rdsident uses for the. anlmals he wrshes to board and raise for what purppse, The
orimarv concern is a flv pioblem that prevents
ir" ,nil my neighbors is6irtey gone 47gg Romola La verie) from usihg our back yards, in addition to the,fly issue there is,
a distinct odor that becomes stronger as the weatherwarms.
located, .approximately
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I have contacted the resident in question and exptained my concern regarding the infestation of flies, his reply was I feed

the hqrseq pellets that kllt tne Ries and I

asked

.: !
ortne shotrldbis and he said]'l don't.knqw. about thqt part" This conversation
" "hrrg
took,place in late-Sept6mber. i-spoke to a mlmber of the Planning Department she sald she would look into it.

;*il.t."iou[$re

joats!,'i.ri;

npry;ti

resldent of La Verne for 33 years,l enjoy living here and my othel lgighbors are very cohsiderate of each
are'allowed'
ottter. I did not move to La Vernq to live nelxt tO a tafin'qr ranch. I am aware that 2 horses and 4 chiCkens
ih; irLJriea to board these-anlmats is on property leased from Edison I think, if this is
the case perh4ps a complaint Fy all my neighbors would also be a remedy.
I have been
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FffiJ;il;; i;lhi.;ildrr"

permit.
Thank fou for your attention to this. matter and your consideraiion to the oppisition of this conditional use
Regpectfull submitted
Charles A. Rgsales
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Memorandum

CITY OF LA VERNE
Community Development Department
DATE:

February 16, 2022

TO:

Planning Commission

FROM:

Gabriel Rivera, Assistant Planner

SUBJECT:

Case No. 96-20CUP – One (1) year extension request for a Conditional Use
Permit to expand The Fountains Mobile Home Park’s existing Recreational Vehicle
parking lot located at 3530 Damien Avenue.

On December 9, 2020, the Planning Commission approved a request by The Fountains Mobile
Home Park (MHP) for a Conditional Use Permit (CUP) to expand their existing Recreational
Vehicle (RV) storage lot by 27 additional spaces at 3530 Damien Avenue. The lot at 3530
Damien Avenue is owned by the Metropolitan Water District (MWD), but has been leased to The
Fountains MHP as of January 1, 2020. MWD had indicated after a discussion with both staff and
The Fountains MHP that no structures should be constructed on the lot, with minimal landscaping
and paving being allowed, with the exception of trees. There is also a 13 foot wide easement
imposed by MWD which is located on the west side of the lot abutting Damien Avenue, however
the RV lot expansion would be located outside of this easement area. Part of the conditions of
approval for the project required that the applicant submit a grading plan for review by the City.
Prior to submittal of the grading plan, MWD requested to review the plans to determine if the
grading could be approved on the lot. The plans were provided to MWD by the applicant and
were scheduled to be reviewed on January 11, 2021 by MWD. The CUP was originally set to
expire on December 21, 2021 and the applicants submitted an extension request to staff on
December 1, 2021.
The CUP expired December 21, 2021 and the Community Development Director administratively
extended the permit, pending Planning Commission approval.
As a result, Staff is recommending that the Planning Commission issue a one (1) year extension
for the CUP for an expansion of the existing RV lot to be valid until December 21, 2022.
Staff recommends that the Planning Commission, by minute motion, grant a one (1) year
extension for the CUP to December 21, 2022. The original Planning Commission report and
extension request letter is attached for reference.

Memorandum
CITY OF LA VERNE
Community Development Department
DATE:

February 16, 2022

TO:

Planning Commission

FROM:

Candice Bowcock, Principal Planner

SUBJECT:

Case No. 72-15IUP – Final Extension Request for an Interim Use Permit for
American Classic Cars located at 2282 Arrow Highway

In July of 2015, the Planning Commission approved a request to allow a classic car
showroom and dealership at 2282 Arrow Highway. The site is within the Old Town La
Verne Specific Plan which was adopted in March of 2013 and has an underlying zone of
Mixed Use-1. Purposes of the Old Town La Verne Specific Plan and the designation of
mixed use for this site were to engage in a long term planning goal to promote higher
density transit oriented development around the future Gold Line Station. A process was
established with the ability for the Planning Commission to issue an Interim Use Permit
(IUP), which is similar to a Conditional Use Permit (CUP), but temporary. The IUP would
allow non-conforming businesses to occupy a space in the zone for an initial period of
five (5) years with the ability to request a one (1) year extension until the Gold Line
Station begins construction. The business, a classic car showroom and dealership, does
not comply with the existing zoning of the OTLVSP.
The Gold Line construction has begun on rail line and the station construction will be
starting in the near future, therefore, this should be the last extension request. The
issuance of an Interim Use Permit will temporarily allow uses which are currently feasible
for the area, before the Gold Line is in operation.
On July 8, 2020, the Planning Commission granted the applicant a one year extension to
July 8, 2021. The Community Development Director administratively extended the permit
pending the official Planning Commission approval.
Staff recommends that the Planning Commission, by minute motion, grant a final
extension for the IUP to December 31, 2022, as requested by the applicant. This will
allow the applicant the time necessary to relocate the business to another location. The
original Planning Commission report is attached for reference.

Staff Report
CITY OF LA VERNE
Community Development Department
DATE:

July 8, 2015

TO:

Planning Commission

FROM:

Community Development Department

SUBJECT:

CASE NOS. 72-15IUP & 73-15PPR– A proposal for an Interim Use Permit to
allow a classic car dealership and a Precise Plan Review for exterior
alterations to the present building.
2282 Arrow Highway

AGENDA SUMMARY
This is an Interim Use Permit application to allow a classic car showroom and dealership at
2282 Arrow Highway. The current use of this location is an auto repair and muffler shop
which was previously in the Arrow Corridor Specific Plan with an underlying zone of
Commercial Manufacturing. With the adoption of the Old Town La Verne Specific Plan
this site is now zoned Mixed Use-1 (retail with residential or office above) which does not
permit auto sales. Considering the surrounding land uses within this area are preexisting
non-conforming under the new specific plan, an Interim Use Permit has been requested in
order to allow the proposed business to operate for the next 5 years. The applicant has also
submitted a precise plan for this site which proposes several exterior and interior changes
to current building on the site.
Staff recommends that the Planning Commission gives conditional approval of Case No.
72-15IUP & 73-15PPR with the conditions of approval found in Draft Resolution No. 1150.

I.

BACKGROUND

The applicant, Charlie Tachdjian on behalf of the American Classic Cars, is requesting approval
for an Interim Use Permit for the operation of a classic car dealership with a showroom at 2282
Arrow Highway. The proposed site is within the Old Town La Verne Specific Plan which was
adopted in March 2013 and has an underlying zone of Mixed Use-1. Purposes of the Old Town
La Verne Specific Plan and the designation of mixed use for this site were to engage in a long
term planning goal to promote higher density transit oriented development around the future
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Gold Line Station. Considering the soonest arrival of the Gold Line Station is proposed to be
2023, the issuance of an Interim Use Permit will temporarily allow uses which are currently
feasible for the area.
II.
A.

ANALYSIS

PROPOSED USE & ALTERATIONS

The proposed business, American Classic Cars, is requesting to occupy 2282 Arrow Highway for
purposes of a classic car dealership. American Classic Cars is allowing the current occupant of
the site, Discount Muffler Center, to continue occupancy of the eastern building as a sub tenant
on a month to month basis for a minimum of two years. The hours of operation for American
Classic Cars will be Monday through Friday 8:30am to 5:00pm with the possibility of
appointments during the weekend. Discount Muffler Center will keep their current hours of
Monday through Friday 8:00am to 6:00 pm and Saturday 8:00am to 3:00pm.
There are currently two buildings on the site. The primary building is on the west side of the
property and is a steel framed metal roof structure with a stucco exterior. The north façade, which
is adjacent to Arrow Highway, has a flagstone veneer with aluminum framed windows and doors.
The second structure, located on the east side of the property, will be used by Discount Muffler
Center and no changes are proposed for the building. The proposed changes will be made to the
primary building on the site. On the north elevation of the building the flagstone is proposed to
be removed, corrugated metal will be added under the eaves, the canvas awning will be replaced
with a wood framed portico, two commercial grade windows will be added, and stone veneer will
be added to the current planter. On the south elevation one roll up door will be relocated and a
door will replace its original location. On the interior of the building, there will be the addition of
three offices on the east side of the floor plan. The applicant brought a color and material board
to the July 7th Development Review Committee meeting which specified which veneer and
colors will be used.
B.

COMPATIBILITY WITH SURROUNDING USES

There is an industrial use to the north which is occupied by a business with a similar Interim Use
Permit. To the east of the proposed site is a preexisting nonconforming industrial use. South of
the site is the northern grounds of the Fairplex and NHRA drag strip and the property to the west
is a self storage facility.
The use itself will be compatible with the surrounding industrial uses, but the Interim Use Permit
provides a mechanism for the use to be temporary in nature.
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C.

ENVIRONMENTAL REVIEW

This project is exempt from the California Environmental Quality Act per Section 15301 and the
La Verne Environmental Guidelines. No further environmental review is required.

III. CONDITIONS OF APPROVAL
1. This interim use permit is valid only through July 8, 2020 and thereafter may be renewed
on a yearly basis only though such time period as construction is set to begin on the Gold
Line station. There shall be no renewal beyond the date on which construction is
reasonably anticipated to start.
2. At the expiration of the interim use permit, or any extension thereof as provided in
Condition #1, the applicant shall automatically cease the interim use and neither the
applicant nor the property owner shall be entitled to any revocation hearing or
compensation for the required cessation of use.
3. In order to obtain an interim use permit the owner of the property and the applicant must
sign an interim use agreement which sets forth the interim nature of the use as specified
herein and the agreement must be recorded. The agreement shall provide that if any action
is necessary to enforce the terms of the agreement, the prevailing party shall be entitled to
attorney’s fees. The agreement shall be recorded prior to the issuance of occupancy.
4. All Fire Department requirements shall be met for the operation of this type of business
prior to the occupancy of the site.
5. Any hazardous waste stored on site shall be maintained in an appropriate manner and is
subject to periodic reviews by the Fire Department for compliance.
6. The applicant or subsequent owner of the business shall comply with the conditions
contained in this resolution and the standard list of conditions for Case No. 73-15PPR.
7. An annual review shall be conducted by the Community Development Department to
assure compliance with the conditions of approval and to monitor parking. If review
reveals there are problems associated with the permit the interim use permit may be
brought before the Planning Commission for review.
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8. The applicant shall obtain Community Development and Building Department approval
of all signs and signage shall comply with the sign guidelines of the Old Town La Verne
Specific Plan and the La Verne Municipal Code.
9. There shall be no outdoor storage permitted with this project. All of the parking spaces
shall remain free and clear for customer and business parking.
10. No use or activity shall cause or produce any nuisance to adjacent sites including but not
limited to sound, air pollution, dust emissions, or toxic and nontoxic odors, or toxin or
nontoxic matter.
11. The applicant shall be responsible to correct any nuisance impacts. Failure to correct any
nuisance upon notice by the City of La Verne shall be cause for potential revocation of
this permit.
12. Any changes to the approved plans shall be submitted for review and approval by the
Community Development Department.
13. The applicant shall apply for a Certificate of Use and Occupancy for the use and obtain a
building permit for any tenant improvements.
14. The affidavit acknowledging the above conditions and the Standard List of Conditions
shall be signed by the applicant and returned to the Community Development Department
prior to issuance of building permits. This conditional use permit approval shall not take
effect for any purpose until the affidavit acknowledging and agreeing to comply with all
conditions of approval has been signed by the applicant.
15. This permit shall be conditional upon the privilege being utilized within one year after the
effective date of the approval. Discontinuance of the approved uses for six consecutive
months or more shall constitute an abandonment of the permit.
16. Violation of any condition of this Interim Use Permit shall be grounds for revocation of
the permit.
17. In the event that the City must take legal action for the enforcement of any of the
provisions of this approval, the applicant shall be responsible for legal fees.
18. The applicant must obtain building permits from the Building Department before the start
of construction. The Building Department is open from 8:00 a.m. to 1:00 p.m., Monday
through Thursday.
19. The approval of Case No. 72-15IUP and 73-15PPR is subject to a ten-day appeal period
commencing from the date of the approval. Permits cannot be issued prior to that date.

Planning Commission Staff Report
Case Nos. 72-15IUP &73-15PPR
July 7, 2015
Page 5

IV. RECOMMENDATION
Staff recommends that the Planning Commission approves Resolution No. 1150 (Attachment B)
approving Case No. 72-15IUP and 73-15PPR based on the findings and subject conditions
presented by Staff.
Sincerely,

Collin Wahab
Assistant Planner
Attachments:
A.
Draft Planning Commission Resolution No. 1150
B.
Conditional Approval Letter
C.
Site & Building Plans

RESOLUTION NO. 1150

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LA VERNE,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, APPROVTNG CASE NO.
7}-I'IIJP,AN INTERIM USE PERMIT TO ALLOW A CLASSIC CAR DEALERSHIP
BUSINESS AT 2282 ARROW HIGHWAY, AND AT'FIRMING THAT THE PROJECT IS
EXEMPT FROM THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
WHEREAS, Charlie Tachdjian on behalf of American Classic Cars has submitted an
application proposing a classic car dealership in the Mixed Use-l zone of the Old Town La
Verne Specific Plan; and
WHEREAS, Ordinances No. 1038 allows an interim use permit in order to provide for
feasible, short-term, alternative land uses until the La Verne Gold Line Station is funded; and
WHEREAS, Ordinances No. 1038 and Sections 18.108.010 through 18.108.180 of the
La Verne Municipal Code authorize the Planning Commission to consider such requests
subject to certain findings; and
WHEREAS, the Community Development Department has reviewed the project with
respect to environmental impact and has determined that the application is exempt from the
California Environmental Quality Act (CEQA) per Section 15301 and the La Verne
Environmental Guidelines; and
WHEREAS, a notice of public hearing was published in the tnland Valley Daily
Bulletin on June 26,2015 and notices were mailed on June 23,2012 to property owners within
300 feet of the property; and
WHEREAS, the Planning Commission conducted a duly noticed public hearing on
July 8, 2015, taking oral and written testimony;

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of
La Verne:
Section 1. The Planning Commission HEREBY AFFIRMS that the project is exempt
from the California Environmental Quality Act (CEQA) per Section 15301 and the La Veme
Environmental Guidelines and that no additional environmental review is required.
Section 2. ThePlanning Commission HEREBY FINDS AND DETERMINES that the
proposed interim use permit satisfies the findings of Ordinances No. 1038 of the La Verne
Municipal Code in that:

RESOLUTION NO. I I50

I

l.

2

proposed use and development are each consistent wtth the General Plan and the
applicable land use zone.
The

J

FINDING: The property has a General Plan designation of commercial business park
and has azoning designation of Mixed Use-l within the Old Town La Verne Specific
Plan. The specific plan allows for the approval of an interim use permit if the use was
previously allowed in the Arrow Corridor Specific Plan and if the owner, occupant, and
applicant sign the interim use agreement. Therefore, the proposed classic car dealership
is consistent with the General Plan as well as the land use zone.

4
5
6
7
8
9
10

1t

2.

T2

sitefor

topography, accessibility, and
other physical characteristics to accommodate the proposed use and development.
The

the proposed use is adequate in size, shape,

l3
t4

FINDING: The site is a manufacturing property and is adequate to accommodate the

15

proposed use. The proposal is compatible with surrounding land uses.

t6
17

i.

The development site has adequate access to those
the

18

utilities and other services requiredfor

proposed use.

t9
FINDING: All required utilities and services necessary for the proposed use presently
exist on the property.No new utilities and services will be required.

20

2l
22
23

4.

24
25
26
27

FINDING: The owner, applicant,

and occupant understand the interim nature of this
approval. An interim use agreement will be signed to codiff the temporary nature of
this approval. Conditions of approval have been included to give parameters of the
timing and extension possibility of this approval.

28

29
30

3l

The proposed use is designed to be temporary in nature and will not interfere with the
ultimate development of the Old Town La Verne Specific Plan.

5.

32
JJ

Potential adverse fficts upon the suruounding properties will be minimized to the extent
practical and any remaining adverse effects are justtfied by the benefits confeted upon the
neighborhood or communtty as a whole.

34

FINDING: It is not expected that there would be any adverse effects. Any potential
impacts will be mitigated by conditions of approval.

35

36

)t
38

39

6.

If applicable,

the

proposed use will meet such additional criteria as required elsewhere in
planfor other simtlar uses.

the code or adopted specific

40

4t

FINDING: The proposed use has taken into consideration all applicable requirements

42

within the code and specific plan.

43

44
45
46

Section 3. The Planning Commission HEREBY APPROVES Case No. 72-l5UP
based on the above findings and subject to the conditions below.

RESOLUTION NO. 1 I5O

2

This interim use permit is valid only through July 8, 2020 and thereafter may be
renewed on a yearly basis only though such time period as construction is set to being
on the Gold Line station. There shall be no renewal beyond the date on which
construction is reasonably anticipated to start.

2. At the expiration of the interim use permit, or any extension thereof

provided in
Condition #1, the applicant shall automatically cease the interim use and neither the
applicant nor the property owner shall be entitled to any revocation hearing or
compensation for the required cessation of use.

3.

as

In order to obtain an interim use permit the owner of the property and the applicant
must sign an interim use agreement which sets forth the interim nature of the use as
specified herein and the agreement must be recorded. The agreement shall provide that
if any action is necessary to enforce the terms of the agreement, the prevailing party
shall be entitled to attorney's fees. The agreement shall be recorded prior to the
issuance ofoccupancy.

4. All Fire Department requirements shall be met for the operation

of this type of business

prior to the occupancy of the site.

5.

Anyhazardous waste stored on site shall be maintained in an appropriate manner and is
subject to periodic reviews by the Fire Department for compliance.

6. The applicant

or subsequent owner of the business shall comply with the conditions
this
resolution and the standard list of conditions for Case No. 73-l5PPR.
in
contained

7.

An annual review shall be conducted by the Community Development Department to
assure compliance with the conditions of approval and to monitor parking. If review
reveals there are problems associated with the permit the conditional use permit may be
brought before the Planning Commission for review.

8.

The applicant shall obtain Community Development and Building Department
approval of all signs and signage shall comply with the sign guidelines of the Old
Town La Verne Specific Plan and the La Veme Municipal Code.

9. There shall be no outdoor

storage permitted with this project. All of the parking spaces
shall remain free and clear for customer and business parking.

activity shall cause or produce any nuisance to adjacent sites including but
not limited to sound, air pollution, dust emissions, or toxic and nontoxic odors, or toxin
or nontoxic matter.

10. No use or

I 1. The applicant shall be responsible to correct any nuisance impacts. Failure to correct
any nuisance upon notice by the City of La Verne shall be cause for potential

revocation of this permit.

RESOLUTION NO. 1 I5O

J

12. Any changes to the approved plans shall be submitted for review and approval by the
Community Development Department.

for a Certificate of Use and Occupancy for the use and obtain
permit
improvements.
for
any
tenant
a building

13. The applicant shall apply

affidavit acknowledging the above conditions and the Standard List of Conditions
shall be signed by the applicant and returned to the Community Development
Department prior to issuance of building permits. This conditional use permit approval
shall not take effect for any purpose until the affidavit acknowledgrng and agreeing to
comply with all conditions of approval has been signed by the applicant.

14. The

utilized within one year after
of
the
approved uses for six
the effective date of the approval. Discontinuance
consecutive months or more shall constitute an abandonment of the permit.

15. This permit shall be conditional upon the privilege being

16.

17

Violation of any condition of this lnterim Use Permit shall be grounds for revocation of
the permit.
event that the City must take legal action for the enforcement of any of the
provisions of this approval, the applicant shall be responsible for legal fees.

.Inthe

18. The applicant must obtain building permits from the

Building Department before the
to 1:00 p.m..

start of construction. The Building Departrnent is open from 8:00 a.m.

Monday through Thursday.

of Case No. 72-15IUP and 73-15PPR is subject to a ten-day appeal
period commencing from the date of the approval. Permits cannot be issued prior to

19. The approval

that date.
Section 4. The Chairman shall sign and the secretary shall attest to the approval
Resolution No. 1150.

APPROVED AND ADOPTED this SrH day of July,2015, by the Planning
Commissio n at La Veme, California.

Chairman, Planning

A
l/t4
Secretary, Planning Commission

RESOLUTION NO. 1 150

4

of

Memorandum

CITY OF LA VERNE
Community Development Department
DATE:

February 16, 2022

TO:

Planning Commission

FROM:

Candice Bowcock, Principal Planner

SUBJECT:

Case No. 07-22GPA – 2021-2029 Housing Element Update

At the end of 2021, the current La Verne Housing Element ended its planning cycle. State
law requires regular updates to ensure compliance with any changes in State housing
laws, consider changes in demographics, and demonstrate the ability to meet future
housing needs, allowing the City to become eligible for State grants and funding sources.
The City submitted the Draft 2021-2029 6th Cycle Housing Element update in December
of 2021, to the California Department of Housing and Community Development (HCD) for
their 60-day review per Government Code Section 65585. A complete copy of the draft
report is available for review on the City’s website. A comment letter was received from
HCD on February 1, 2022, requesting that some areas of the draft be enhanced. A copy
of the comment letter is attached for your review. It is expected that the city will be
posting the updated draft on the city’s website by February 17, 2022 for additional public
review/comment.
The city posted a public hearing notice for the review of the housing element with the
expectation that it would be discussed at this meeting. However, in order to provide
additional review time of the revised Housing Element, staff is recommending that the
Planning Commission open the public hearing and immediately continue it to our
regularly scheduled meeting on March 9, 2022.

Attachment: HCD Comment letter 02/01/22

STATE OF CALIFORNIA - BUSINESS, CONSUMER SERVICES AND HOUSING AGENCY

GAVIN NEWSOM, Governor

DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
DIVISION OF HOUSING POLICY DEVELOPMENT
2020 W. El Camino Avenue, Suite 500
Sacramento, CA 95833
(916) 263-2911 / FAX (916) 263-7453
www.hcd.ca.gov

February 1, 2022
Eric Scherer, Director
Community Development Department
City of La Verne
3660 D Street,
La Verne, CA 91750
RE: City of La Verne’s 6th Cycle (2021-2029) Draft Housing Element Update
Dear Eric Scherer:
Thank you for submitting the City of La Verne’s draft housing element received for
review on December 2, 2021. Pursuant to Government Code section 65585, subdivision
(b), the California Department of Housing and Community Development (HCD) is
reporting the results of its review.
The draft element addresses many statutory requirements; however, revisions will be
necessary to comply with State Housing Element Law (Article 10.6 of the Gov. Code).
The enclosed Appendix describes the revisions needed to comply with State Housing
Element Law.
As a reminder, the City’s 6th cycle housing element was due October 15, 2021. As of
today, the City has not completed the housing element process for the 6th cycle. The
City’s 5th cycle housing element no longer satisfies statutory requirements. HCD
encourages the City to revise the element as described above, adopt, and submit to
HCD to regain housing element compliance.
For your information, pursuant to Assembly Bill 1398 (Chapter 358, Statutes of 2021), if
a local government fails to adopt a compliant housing element within 120 days of the
statutory deadline (October 15, 2021), then any rezoning to accommodate the regional
housing needs allocation (RHNA), including for lower-income households, shall be
completed no later than one year from the statutory deadline. Otherwise, the local
government’s housing element will no longer comply with State Housing Element Law,
and HCD may revoke its finding of substantial compliance pursuant to Government
Code section 65585, subdivision (i).
Several federal, state, and regional funding programs consider housing element
compliance as an eligibility or ranking criteria. For example, the CalTrans Senate Bill
(SB) 1 Sustainable Communities grant; the Strategic Growth Council and HCD’s

Eric Scherer, Director
Page 2
Affordable Housing and Sustainable Communities programs; and HCD’s Permanent
Local Housing Allocation consider housing element compliance and/or annual reporting
requirements pursuant to Government Code section 65400. With a compliant housing
element, the City will meet housing element requirements for these and other funding
sources.
For your information, some general plan element updates are triggered by housing
element adoption. HCD reminds the City to consider timing provisions and welcomes
the opportunity to provide assistance. For information, please see the Technical
Advisories issued by the Governor’s Office of Planning and Research at
http://opr.ca.gov/docs/OPR_Appendix_C_final.pdf and
http://opr.ca.gov/docs/Final_6.26.15.pdf.
HCD appreciates the hard work and dedication of the City’s housing element team
during the review. We are committed to assist the City in addressing all statutory
requirements of State Housing Element Law. If you have any questions or need
additional technical assistance, please contact Irvin Saldana, of our staff, at
Irvin.Saldana@hcd.ca.gov.
Sincerely,

Paul McDougall
Senior Program Manager
Enclosure

APPENDIX
CITY OF LA VERNE
The following changes are necessary to bring the City’s housing element into compliance
with Article 10.6 of the Government Code. Accompanying each recommended change,
we cite the supporting section of the Government Code.
Housing element technical assistance information is available on HCD’s website at
http://www.hcd.ca.gov/community-development/housing-element/housing-element-memos.shtml.
Among other resources, the housing element section contains HCD’s latest technical assistance
tool, Building Blocks for Effective Housing Elements (Building Blocks), available at
http://www.hcd.ca.gov/community-development/building-blocks/index.shtml and includes the
Government Code addressing State Housing Element Law and other resources.
A. Review and Revision
Review the previous element to evaluate the appropriateness, effectiveness, and progress
inimplementation, and reflect the results of this review in the revised element. (Gov. Code,
§ 65588 (a) and (b).)
The element must provide a cumulative evaluation of the effectiveness of past goals,
policies, and related actions in meeting the housing needs of special needs
populations(e.g., elderly, persons with disabilities, large households, female headed
households, farmworkers, and persons experiencing homelessness).
B. Housing Needs, Resources, and Constraints
1. Affirmatively further[ing] fair housing in accordance with Chapter 15
(commencing with Section 8899.50) of Division 1 of Title 2…shall include an
assessment of fair housing inthe jurisdiction. (Gov. Code, § 65583, subd.
(c)(10)(A).)
Outreach: Outreach specifically related to affirmatively furthering fair housing
(AFFH) isfoundational to a complete analysis and formulating appropriate
goals and actions to overcome patterns of segregation and foster more
inclusive communities. The element should summarize and relate its and
other’s outreach efforts to all components of the AFFH analysis and modify or
add goals and actions as appropriate. For example, the element mentions
outreach methods and some comments related to the overall housing element
and generally describes the County-wide Analysis of Impediments to Fair
Housing Choice(AI) which has considerable outreach. However, a summary of
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that outreach should be tailored to the various components of the assessment
of fair housing to better formulate appropriate programmatic response.
Enforcement: The element mentions local capacity for fair housing education
and outreach, but it should also evaluate trends and characteristics related to
fair housing complaints and address compliance with existing fair housing laws
as well as any past orcurrent fair housing lawsuits, findings, settlements,
judgements, or complaints. Based onthe outcomes of this evaluation, the
element should summarize issues, identify contributing factors to fair housing
issues and formulate meaningful goals and actions.
Disparities in Access to Opportunity: The element provides some information on
access to opportunity using data derived from HCD/TCAC maps; however, the
element should further analyze trends and patterns on a local and regional level
related to education, transportation, and economic opportunity using local,
federal, and state data. Please refer to page 35 of the AFFH guidebook for
further guidance on this topic. (https://www.hcd.ca.gov/communitydevelopment/affh/index.shtml#guidance).
Disproportionate Housing Needs, including Displacement: The element includes
some analysis related to cost-burdened households, overcrowding, and
substandard housing but must still provide information on persons experiencing
homelessness and expand the analysis on displacement risk. The analysis
should address patterns and trends within the City (neighborhood to
neighborhood) and on a regional level (City compared to region). Data maps
provided by the Urban Displacement Project should be utilized to supplement the
analysis. https://www.urbandisplacement.org/maps/los-angeles-gentrification-anddisplacement/.
Sites Inventory: While the element includes some general discussion and
conclusions ofsites and AFFH, a full analysis should address location, number
of sites and units by all income groups and how that affects the existing patterns
for all components of the assessment of fair housing (e.g., segregation and
integration, access to opportunity) and any isolation of the regional housing
needs allocation (RHNA) by income group should be analyzed. For example,
the City’s use of the Old Town La Verne Specific Plan to meet the City’s lowerincome RHNA obligation should provide additional analysis that demonstrates
the City’s site selection will AFFH.
Local Data and Knowledge, and Other Relevant Factors: The element must
include local data, knowledge, and other relevant factors to discuss and analyze
any unique attributes about the City related to fair housing issues. The element
should complement federal, state, and regional data with local data and
knowledge where appropriate to capture emerging trends and issues, including
utilizing knowledge from local and regional advocates and service providers. For
City of La Verne’s 6th Cycle Draft Housing Element Update
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instance, the element should analyze historical landuse, zoning (e.g., lack of
multifamily zoning), governmental and nongovernmental spending including
transportation investments, demographic trends, historical patterns of
segregation, or other information that may have impeded housing choices and
mobility.
Contributing Factors to Fair Housing Issues: The element should re-assess and
prioritize contributing factors upon completion of analysis and make revisions as
appropriate.
Goals, Actions, Metrics, and Milestones: The element must be revised to add or
modify goals and actions based on the outcomes of a complete analysis. Goals
and actions must specifically respond to the analysis and to the identified and
prioritized contributing factors to fair housing issues and must be significant and
meaningful enough to overcome identified patterns and trends. Actions must have
specific commitment, metrics and milestones as appropriate and must address,
as appropriate based on the outcomes of the analysis, housing mobility
enhancement, new housing choices and affordability in high opportunity areas,
place-based strategies for community revitalization and displacement protection.
For further guidance, please visit HCD’s AFFH in California webpage at
https://www.hcd.ca.gov/community-development/affh/index.shtml.
2. An inventory of land suitable and available for residential development, including
vacant sites and sites having realistic and demonstrated potential for
redevelopment during the planning period to meet the locality’s housing need for
a designated income level, and an analysis of the relationship of zoning and
public facilities and services to these sites. (Gov.Code, § 65583, subd. (a)(3).)
Parcel Listing: In addition to the other factors listed for identified sites (e.g., parcel
number,size, general plan), the element should list the land-use district for each
site under the (OSLVSP). In addition, existing uses of nonvacant sites should be
sufficiently described to facilitate an analysis of the potential for additional
development.
Realistic Capacity: While the element provides a conservative calculation on
realistic capacity; it should still provide support for this assumption and account
for land use controls, site improvements, and typical densities of existing or
approved residential developments at a similar affordability level. For example,
the element could list recent developments by zone, maximum allowable density,
built density and affordability.
In addition, while the element conservatively accounts for nonresidential uses, it
must support this assumption and account for the potential for 100 percent nonresidential uses. The analysis should address development trends, performance
standards, and other relevant factors. For example, the element could commit to
residential performance standards in the nonresidential districts of the specific
plan or could describe all recent development in the zones allowing 100 percent
City of La Verne’s 6th Cycle Draft Housing Element Update
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non-residential uses and how often 100 percent nonresidential uses occur.
Depending on the results of a complete analysis, the element may need to adjust
residential capacity calculations, policies, and programs accordingly.
Nonvacant Sites: While the element identifies nonvacant sites to accommodate
the regional housing need, it must include a methodology that demonstrates the
potential for additional development in the planning period. The methodology
must consider factors including the extent to which existing uses may constitute
an impediment to additional residential development, the City’s past experience
with converting existing uses to higherdensity residential development, the
current market demand for the existing use, analysis of any existing leases and
contracts that would perpetuate the existing use or prevent redevelopment of the
site for additional residential development, development trends, market
conditions, and regulatory or other incentives or standards to encourage
additional residential development on these sites.
In addition, the element is relying on more than 50 percent of the RHNA for
lower-income households on nonvacant sites. The housing element will have to
demonstrate existing uses are not an impediment to additional residential
development and will likely discontinue in the planning period. (Gov. Code,
§ 65583.2, subd. (g)(2).) Absent findings (e.g., adoption resolution) based on
substantial evidence, the existing uses will be presumed to impede additional
residential development and will not be utilizedtoward demonstrating adequate
sites to accommodate the RHNA.
Sites Identified in Prior Planning Periods: Sites identified in prior planning periods
shall notbe deemed adequate to accommodate the housing needs for lowerincome households unless a program, meeting statutory requirements, requires
rezoning within three years. The element includes a relevant policy (p. HP-6), but
it should clarify which sites were identified in prior planning periods.
Infrastructure: While the element generally describes water and sewer
infrastructure, it must clarify sufficient existing or planned capacity to
accommodate the RHNA or includeprograms if necessary.
Site Inventory Map: The element must include a general map of identified sites.
For additional information, see the sites inventory analysis section of the Building
Blocks at http://www.hcd.ca.gov/community-development/building-blocks/siteinventory-analysis/inventory-of-land-suitable.shtml.
Electronic Sites Inventory: For your information, pursuant to Government Code
section 65583.3, the City must submit an electronic sites inventory with its
adopted housing element. The City must utilize standards, forms, and definitions
adopted by HCD. Pleasesee HCD’s housing element webpage at
https://www.hcd.ca.gov/community- development/housingelement/index.shtml#element for a copy of the form and instructions. The City
can reach out to HCD at sitesinventory@hcd.ca.gov for technical assistance.
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Zoning for a Variety of Housing Types:
•

•

Emergency Shelters: The element indicates emergency shelters are
permitted by right within the Arrow Corridor Specific Plan (SP814-21).
However, the element must analyze capacity and development standards.
The element should discuss totalacreage, typical parcel sizes, and any
reuse or other opportunities that could accommodateat least one emergency
shelter and sufficient to accommodate the need for emergency shelters. In
addition, the element should identify and analyze development standards for
any potential constraints on emergency shelters.
Employee Housing: The element should clarify compliance with the
Employee Housing Act (Health and Safety Code, § 17000 et seq.),
specifically, section 17021.5 that requires employee housing for six or fewer
employees to be treated as a single-family structure and permitted in the
same manner as other dwellings of the same type in the same zone. For
additional information and sample analysis, see the Building Blocks at
http://www.hcd.ca.gov/community-development/building-blocks/housingneeds/farmworkers.shtml.

3. An analysis of potential and actual governmental constraints upon the
maintenance, improvement, or development of housing for all income levels,
including the types of housing identified in paragraph (1) of subdivision (c), and
for persons with disabilities asidentified in the analysis pursuant to paragraph (7),
including land use controls, buildingcodes and their enforcement, site
improvements, fees and other exactions required of developers, and local
processing and permit procedures... (Gov. Code, § 65583,
subd. (a)(5).)
Land Use Controls: The element must identify and analyze all relevant land use
controls impacts as potential constraints on a variety of housing types. The
analysis should address impacts on housing supply (e.g., number of units), costs,
timing and ability to achieve maximum densities. The analysis should address
parking, including the number of spaces and garage requirements, heights, and
minimum lot sizes particularly for zones allowing multifamily uses. Based on the
outcomes of a complete analysis, the element should include programs to
address or remove the identified constraints.
Processing and Permit Procedures: While the element provides general
information on timeframes for approval of residential projects (p. 60), it should
evaluate the Development Review procedure, including typical number of
hearings and approval findings. The analysis should address impacts on housing
supply (number of units), cost, timing, and approval certainty.
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Fees and Exactions: The element lists some entitlement fees, but it should
describe and evaluate all required fees for single-family and multifamily housing
development, including impact fees, and analyze their impact as potential
constraints on housing supply and affordability. For example, the analysis should
identify the total amount of fees, including impact fees and their proportion to the
development costs for both a typical single family and multifamily housing
development.
On / Off Site Improvements: The element must identify subdivision level
improvement requirements, such as minimum street widths (e.g., 40-foot
minimum street width), and analyze their impact as potential constraints on
housing supply and affordability. For additional information and a sample
analysis, see the Building Blocks at http://www.hcd.ca.gov/communitydevelopment/building-blocks/constraints/codes-and- enforcement-on-offsiteimprovement-standards.shtml.
Inclusionary Housing: The element describes the City’s inclusionary housing
requirements on (p. 65) of the element but does not provide analysis on the
impact of this requirement as a potential constraint on the development of
housing for all income levels, specifically on housing supply and affordability. The
analysis must evaluate the inclusionary policy’s implementation framework,
including levels of mandated affordability and the types of options and incentives
offered to encourage and facilitate compliance with the inclusionary requirements.
For rental inclusionary housing provisions, the analysis should demonstrate
consistency with requirements of Government Code section 65680 (g) which
requires provision of alternative means of compliance that may include, but are
not limited to, in-lieu fees, land dedication, off-site construction, or acquisition and
rehabilitation of existing units. The City could engage the development community
to facilitate this analysis.
Housing for Persons with Disabilities:
•

•
•

Reasonable Accommodation: The element mentions the City has
established a reasonable accommodation procedure but should also
describe and analyze the procedure, including cost and approval findings.
For example, the element lists several findings (p. 57) but should analyze
how these findings impact a request for reasonable accommodation.
Family Definition: The element should identify any definition of family
utilized in zoning and land use and analyze that definition for impacts on
housing for personswith disabilities.
Community Care Facilities: While the element identifies how community
care facilities serving six or fewer persons are permitted, it must describe
and analyze how community care facilities serving seven or more persons
are approved including any approval findings or lack of zones allowing
these housing types. The element should analyze the process and zones
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for potential constraints on housingfor persons with disabilities and add or
modify programs as appropriate to ensure zoning permits group homes for
seven or more persons objectively with approval certainty.
4. An analysis of potential and actual nongovernmental constraints upon the
maintenance, improvement, or development of housing for all income levels,
including… …the length oftime between receiving approval for a housing
development and submittal of an application for building permits for that housing
development that hinder the construction of a locality’s share of the regional
housing need in accordance with Government Code section 65584... (Gov.
Code, § 65583, subd. (a)(6).)
Timing of Approval: The element must analyze the length of time between
receiving approval for a housing development and submittal of an application
for building permits. The analysis should address any hinderances on
developing the RHNA.
5. Analyze any special housing needs such as elderly; persons with disabilities,
including a developmental disability; large families; farmworkers; families with
female heads of households; and families and persons in need of emergency
shelter. (Gov. Code, § 65583,subd. (a)(7).)
Persons with Developmental Disabilities: The element states that quantification
availablefrom the Department of Development Services (DDS) is by zip code
which is larger than the City boundaries. As a result, the City utilizes federal level
proportions to estimate the needs of persons with disabilities. However, the
element should also describe describes the characteristics of those needs and
may utilize information from DDS.
Farmworkers: According to the American Community Survey (ACS) 2015-2019
five-year estimate the element concludes that 0.8% of the population in La Verne
is employed in “agriculture, forestry, fishing, hunting and mining.” However, the
ACS likely undercounts the needs of farmworkers, especially seasonal
farmworkers. Further, farmworkers from the broader areas and those employed
seasonally may have housing needs, including within the City’s boundaries. As a
result, the element should acknowledgethe housing needs of permanent and
seasonal farmworkers at a county-level (e.g., using USDA county-level
farmworker data) and include programs as appropriate.
6. Analyze existing assisted housing developments that are eligible to change to
non-low- income housing uses during the next 10 years due to termination of
subsidy contracts, mortgage prepayment, or expiration of use restrictions. (Gov.
Code, § 65583, subd. (a)(9)through 65583(a)(9)(D).)
The element lists two projects at-risk of converting to market rate uses in the
planning period, but it must still include analysis, as follows:
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•
•
•

Total number of elderly and nonelderly units.
Identification of public and private nonprofit corporations known to the City to
have the legal and managerial capacity to acquire and manage at-risk units.
Identification and consideration of use of federal, state and local financing
and subsidy programs.

For additional information and sample analysis, see the Building Blocks at
http://www.hcd.ca.gov/community-development/building-blocks/housingneeds/assisted- housing-developments.shtml and for more information on
identifying units at-risk, see theCalifornia Housing Partnership Corporation at
http://www.chpc.net.
C. Housing Programs
1. Include a program which sets forth a schedule of actions during the planning
period, each with a timeline for implementation, which may recognize that
certain programs are ongoing, such that there will be beneficial impacts of the
programs within the planning period, that the local government is undertaking or
intends to undertake to implement the policies and achieve the goals and
objectives of the housing element through the administration of land-use and
development controls, the provision of regulatory concessions and incentives,
and the utilization of appropriate federal and state financing and subsidy
programs when available. The program shall include an identification of the
agencies and officials responsible for the implementation of the various actions.
(Gov. Code, § 65583, subd. (c).)
To have a beneficial impact in the planning period and address the goals of the
housing element, programs should be revised to include specific commitments
and discrete timelines. Currently, there are several programs in the element that
have “ongoing” or “annual monitoring” as timelines. However, programs should
have discrete timelines (e.g., annual). Examples include Programs 1 (Housing
Rehabilitation), 4 (Nonpermitted Accessory Dwelling Units), 8 (Monitor Cityowned Mobile Home Parks), 11 (Housing for Extremely Low-Income
Households), 16 (Accessory Dwelling Units), 18 (Lot Consolidation) and 24
(Transitional and Supportive Housing).
2. Identify actions that will be taken to make sites available during the planning
period with appropriate zoning and development standards and with services
and facilities to accommodate that portion of the city’s or county’s share of the
regional housing need for each income level that could not be accommodated
on sites identified in the inventory completed pursuant to paragraph (3) of
subdivision (a) without rezoning, and to comply with the requirements of
Government Code section 65584.09. Sites shall be identified as needed to
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facilitate and encourage the development of a variety of types of housing for all
income levels, including multifamily rental housing, factory-built housing,
mobilehomes, housing for agricultural employees, supportive housing, singleroom occupancy units, emergency shelters, and transitional housing. (Gov.
Code, § 65583, subd. (c)(1).)
As noted in Finding B2, the element does not include a complete site analysis,
therefore, the adequacy of sites and zoning were not established. Based on the
results of a completesites inventory and analysis, the City may need to add or
revise programs to address a shortfall of sites or zoning available to encourage
a variety of housing types.
3. Address and, where appropriate and legally possible, remove governmental and
nongovernmental constraints to the maintenance, improvement, and
development of housing, including housing for all income levels and housing for
persons with disabilities. The program shall remove constraints to, and provide
reasonable accommodations for housing designed for, intended for occupancy
by, or with supportive services for, personswith disabilities. (Gov. Code, §
65583, subd. (c)(3).)
As noted in Findings B3 and B4, the element requires a complete analysis of
potentialgovernmental and nongovernmental constraints. Depending upon the
results of that analysis, the City may need to revise or add programs and
address and remove or mitigate any identified constraints.
4. Promote and affirmatively further fair housing opportunities and promote
housing throughout the community or communities for all persons regardless of
race, religion, sex,marital status, ancestry, national origin, color, familial status,
or disability, and other characteristics protected by the California Fair
Employment and Housing Act (Part 2.8 (commencing with Section 12900) of
Division 3 of Title 2), Section 65008, and any other state and federal fair housing
and planning law. (Gov. Code, § 65583, subd. (c)(5).)
As noted in Finding B1, the element must include a complete analysis of AFFH.
Basedon the outcomes of that analysis, the element must add or modify
programs.
5. The housing program shall preserve for low-income household the assisted
housing developments identified pursuant to paragraph (9) of subdivision (a).
The program for preservation of the assisted housing developments shall utilize,
to the extent necessary, all available federal, state, and local financing and
subsidy programs identified in paragraph (9) of subdivision (a), except where a
community has other urgent needs for which alternative funding sources are not
available. The program may include strategies that involve local regulation and
technical assistance. (Gov. Code, § 65583, subd. (c)(6).)
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Program 13 (Monitor and Preserve Affordable Housing) should be revised with
specific commitment to comply with noticing requirements, coordinate with
qualified entities to purchase properties and provide education and support to
tenants.
6. Develop a plan that incentivizes and promotes the creation of ADU that can be
offered at affordable rent, as defined in Section 50053 of the Health and Safety
Code, for very low, low-, or moderate-income households. (Gov. Code, § 65583,
subd. (c)(7).)
Program 16 (Accessory Dwelling Units) should be revised to conduct a review of
ADU production and affordability every two years (instead of a mid-cycle review)
and commit to additional actions such as adjusting assumptions, rezoning or
establishing additional incentives within a specified timeframe (e.g., six months).
D. Quantified Objectives
Establish the number of housing units, by income level, that can be constructed,
rehabilitated,and conserved over a five-year time frame. (Gov. Code, § 65583,
subd. (b)(1 & 2).)
While the element includes quantified objectives for new construction, rehabilitation
and conservation by income group, it could consider quantified objectives for
conservation (beyond at-risk preservation). For your information, the quantified
objectives donot represent a ceiling, but rather set a target goal for the City to
achieve, based on needs, resources, and constraints.
E. Public Participation
Local governments shall make a diligent effort to achieve public participation of all
economicsegments of the community in the development of the Housing Element,
and the element shall describe this effort. (Gov. Code, § 65583, subd. (c)(9).)
The City must employ additional methods for public outreach efforts, particularly to
include lower-income and special needs households and neighborhoods with higher
concentrations of lower-income households or representative organizations. For
example, the City could conduct targeted stakeholder interviews or establish a
committee representative of lower-income households in public outreach efforts.
Further, the element must summarize public comments and describe how they
were considered and incorporated into the element.
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In addition, HCD understands the City did not make the draft element available with
sufficient time to consider public comments prior to submittal. Not providing an
opportunity for the public to review and comment on a draft of the element in
advance of submission is another example of not making a diligent effort to
encourage public participation in the development of the element and it reduces
HCD’s ability to consider public comments in its review. The availability of the
document to the public and opportunity for public comment prior to submittal to
HCD is essential to the public process and HCD’s review. The City must proactively
employ additional methods and make future revisions available to the public,
including any commenters, prior to submitting any revisions to HCD and diligently
consider and address comments, including revising the document where
appropriate. HCD’s future review will consider the extent to which the revised
element documents employed additional methods and how the City solicited,
considered, and addressed public comments in the element. The City’s
consideration of public comments must not be limited by HCD’s findings in this
review letter.
F. Consistency with General Plan
The Housing Element shall describe the means by which consistency will be
achieved withother general plan elements and community goals. (Gov. Code, §
65583, subd. (c)(7).)
The element must describe how the housing element is internally consistent with
the rest ofthe general, including any information to demonstrate what was
conducted to achieve internal consistency as part of this update. The element must
also include more specific discussion on how internal consistency will be
maintained throughout the planning period. For additional information and a sample
program, see the Building Blocks at http://www.hcd.ca.gov/communitydevelopment/building-blocks/other- requirements/analysis-consistency-generalplan.shtml.
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