
Before we begin the hearing, GRA takes exception 
to the 15 min. time restriction imposed upon us
Why?
• The developer had unlimited time to present their proposal at the 

Planning Commission hearing, and the written summary and minutes 
are part of the record for council consideration

• The city staff has formally stated their opposition to our appeal with 
an unlimited written recommendation for council to deny it
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Before we begin the hearing, GRA takes exception 
to the time restriction imposed upon us (cont’d)
• Staff’s opposition is based on circular arguments that are misleading 

and should not have been provided to council for consideration
• E.g., in response to our claim that the developer does not have an 

automatic right to this land usage, the city states:
• “Pursuant to Section 23.26.030(X), the combining of commercial with 

residential land uses is conditionally permitted within the CBD zone. 
Conditional Use Permit CU-17-16 was approved by the Planning Commission 
specifically for the combining of these two land uses, and therefore, the 
project is not in violation of any City codes.”
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This says that it’s not a violation because the PC approved it.  
But isn’t that what we are here to discuss?



Before we begin the hearing, GRA takes exception 
to the time restriction imposed upon us (cont’d)
• E.g., in response to our claim that the project is not consistent with 

the General Plan that stresses the need for affordable housing, the 
city states:

• “There are no requirements under the General Plan nor Zoning Ordinance 
that mandates a private development to include income or age restrictions 
upon any of its residential units, including restricting the sales and/or 
occupancies of the residences for sale and/or occupancy by extremely low 
income, very low income, low income or moderate income households, or by 
senior citizen households. The proposal to make all 62 of the residential units 
available as for-sale units with no income or age restrictions is consistent with 
the General Plan.”
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The GP is a policy document that is a vision, set of values.  
It’s not a set of laws, where if something is not expressly 
prohibited then it must be fair game.



Appeal of Alhambra Planning 
Commission Decision regarding the 

proposed Monterey Bay Development

Presentation by the Appellants, Grassroots Alhambra 501(c)(3)
January 28, 2019



How does GRA define development?

Development is an advancement in infrastructure, environment, or 
service that meets these criteria
• Addresses a community need
• Consistent with the General Plan
• Defined and formulated with community participation
• Environmentally compliant with CEQA law
• In totality, a fair and equitable project that results in a net gain to the 

community
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Why are we appealing the PC decision?

• The PC failed to consider, and the city failed to provide, information 
that enables a proper assessment of the previously listed criteria

• Inadequate discussion on community needs, predicted revenues, 
costs to the community

• Lack of confidence in city government due to past policies and 
practices that have had an adverse cumulative effect on the 
community, while developers (including this one) have benefitted
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What did the PC approve and why?
Developer requested and
was approved for…

Rationale given by PC
in their approval process…

Conditional Use Permit (CUP) for 62 condos in 
addition to retail/office space on a parcel 
otherwise zoned for retail/office only

• Project provides needed housing
• Increased customer base for Downtown 

Alhambra

No significant mitigations for traffic, noise, air 
quality impacts No discussion

Approval of a 6-level parking structure • Supplies needed parking
• Will engage Art in Public Places fund to beautify
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We have a right to demand better.  Let’s start with the needs 
of our community…



Who are we—the community?

Shaded areas are where over 
50% of the population was of 
low or moderate income in 
2007

Reference:  City of Alhambra.  Analysis of Impediments to Fair Housing 
Choice.  December 2007.
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Shaded areas are where over 
50% of the population was of 
low or moderate income in 
2014

Reference:  City of Alhambra.  Consolidated Plan for Housing and 
Community Development.  July 2014.

Who are we—the community?
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Shaded areas are where over 
50% of the population is of 
low or moderate income in 
2017

Reference:  U.S. Census Bureau. American Community Survey 5-Year 
Data (2013-2017).  December 8, 2018.

Who are we—the community?
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These are our neighbors, 
friends, family.  People 
who would qualify for 
affordable housing.

Reference:  U.S. Census Bureau. American Community Survey 5-Year 
Data (2013-2017).  December 8, 2018.

Who are we—the community?

1/28/19 14Source:  U.S. Bureau of Labor Statistics for the Los 
Angeles region, 2017



Housing costs are the largest contributor to 
household financial stress and scarcity
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Reference:  Kimberlin, Sara. Poverty and Housing Costs in California:  Data and Policy Solutions. 
California Budget & Policy Center.  SCANPH Annual Conference, Los Angeles, CA, September 22, 2017. 
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What about past opportunities to meet 
community needs?  The Redevelopment Agency
• A state tenet of Alhambra’s now defunct Redevelopment Agency 

(ARA) was the creation of affordable housing

• Under State law, 20% of property tax revenues going into the ARA was 
required to be set-aside for Low and Moderate Income Housing 
funding

“The Legislature finds and declares that the provision of housing is itself a fundamental purpose 
of the Community Redevelopment Law (CRL) and that a generally inadequate statewide supply 
of decent, safe, and sanitary affordable housing threatens the accomplishment of the primary 
purposes of the CRL…"  --State audit report to city of Alhambra, February 2007
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The Redevelopment Agency (cont’d)
• Instead, the Alhambra Redevelopment Agency focused on retail 

development, for example:
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The Redevelopment Agency (cont’d)
• And here’s what we received in terms of affordable housing

• Plaza on Main (above Denny’s Restaurant), 110 senior rental apartments
• 15 N. Valencia St, 11 senior rental apartments
• Howard Street Townhomes, 8 for sale units

• But what happened to the 20% set-aside of the hundreds of millions 
of dollars that went through the ARA?

• A state audit found the ARA to be paying for a disproportionate share of 
overhead costs out of the low/mod housing fund, including over 50% of 
administrative expenses, 35% of salaries and operating expenses, debt fees

• We are still re-paying this debt today
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And why didn’t the State Density Bonus Law 
help us?
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And why didn’t the State Density Bonus Law 
help us?
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Through 2008, Alhambra offered weak incentives for 
developing affordable housing for families with children



And why didn’t the State Density Bonus Law 
help us?
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And why didn’t the State Density Bonus Law 
help us?
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…and heavily incentivized developments for seniors only



State Density Bonus Law (cont’d)

• The result? Over 98% 
of the affordable 
rental stock in the 
city is off-limits to 
families with 
children, the most 
vulnerable segment 
of our population
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Skirting the Density Bonus Law

• But it gets worse…
Through the use of the 
Specific Plan and General 
Plan text amendment, the 
city gives developers their 
density bonus and more 
without requiring any 
affordable housing units in 
return
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Pacific Premier Partners received:
• 85% density bonus
• 67% reduction in common open space requirement
Number of affordable units we received in return:
• Zero

Pacific Plaza Specific Plan on the former site of Super A Foods



Partial list of other bonuses given out…
Specific Plan / General Plan Text Amendment Bonus Received Affordable

units in return

Casita de Zen Specific Plan 85% 0

Pacific Plaza Specific Plan (on old Super A 
foods market lot)

85% 0

Alhambra Walk Specific Plan (Bay State & 
Commonwealth)

60% 0

Alhambra Place Specific Plan (rental 
apartments at old Mervyn’s lot)

50% 0

Fifth & Main Specific Plan (old city library site) 35% 0

The Alhambra General Plan Text Amendment 
(old C. F. Braun site on Fremont and Mission)

Allows 75 units/acre over 30 
acre site = 2250 units
(none previously allowed)

0

1/28/19 25



Is this consistent with the General Plan?
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So what is the result of these past policies? 
Regional Housing Needs Assessment (RHNA)
• In recognition of the 

housing crisis, the 
State requires each city 
to plan for meeting the 
needs of its 
community

• Alhambra’s estimated 
need is dominated by 
affordable housing

• But we are miserably 
behind

Current RHNA Allocation for 2014 - 2021

Previous RHNA Allocation for 2007 - 2014
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Adverse Impacts
• As with past reports, circular arguments are used for justification

“Because the area is mostly built out, the addition of the project traffic to the 
existing noise levels on the roadways adjacent to the site would minimally 
impact the existing noise environment.”  --Project’s Environmental Report

• Majority of traffic is generated from restaurants, where returns to the 
city were not discussed.  This is not acceptable
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Environmental Impacts
• Giving concessions without an equitable return or meaningful 

mitigation continues to hurt our environment
• This ranges from invisible health effects, such as air quality, vapor 

intrusion…
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Quality of Life Impacts
• …to the immediately aesthetic
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Household Economic Impacts
• …that also drives down household economic development 

in lower income areas
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Ask yourselves whether you agree with the 
city’s current motivation for development…

"If you invest in your rental properties you are going to be bringing in 
a higher quality level of tenants, which will be a higher quality level 
of residents for the city of Alhambra... you will be bringing in higher 
educated residents that have higher income levels that want to work 
and live and play in the cities that we work in.”

--Alhambra City Management to a realtors association, 
offering the city’s Code Enforcement staff to target

properties that adversely affect realtors’ nearby listings
https://www.youtube.com/watch?v=s22mBvmi8Sw&t=140s
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Ask yourselves whether you agree with the 
city’s current motivation for development…

"If you invest in your rental properties you are going to be bringing in 
a higher quality level of tenants, which will be a higher quality level 
of residents for the city of Alhambra... you will be bringing in higher 
educated residents that have higher income levels that want to work 
and live and play in the cities that we work in.”

--Alhambra City Management representative to a realtors 
association, offering the city’s Code Enforcement staff to

target nearby properties that affect their sales prices
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This is displacement—the targeting of a 
vulnerable group of residents with the 
intent to replace with the highest bidder



What is the end game?
• Short-term view:

• The environmental report states that the proposed project will not cause 
direct displacement of residents since no housing is currently on the site

• But is this true in the long-view?
• Developing without an equitable return to the community, such as the 

creation of housing unaffordable for our population, retail/commercial 
development without attention to jobs or livable wages, and a resulting 
environment/aesthetic that drains the psyche cannot be successful over the 
long-term.  
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GRA Request

• Overturn the PC approval
• Negotiate a better development for the community

• Consider removal of the restaurant, which would significantly reduce traffic
• Infill with additional affordable dwelling units
• Set-aside a meaningful percentage of dwelling units at affordable prices.  e.g.,

• 15% for Very Low Income or
• 25% for Low Income or
• 35% for Moderate Income
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Our Request

• Overturn the PC approval
• Negotiate a better development for the community

• Consider removal of the restaurant, which would significantly reduce traffic
• Infill with additional affordable dwelling units
• Set-aside a meaningful percentage of dwelling units at affordable prices.  e.g.,

• 15% for Very Low Income or
• 25% for Low Income or
• 35% for Moderate Income
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Smart development serves the community.
The project, in its current form, ignores the lived reality of our residents.



Appendix
Appeal of Alhambra Planning Commission Decision regarding the proposed 
Monterey Bay Development
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Conditional Use Permits
Appeal of Alhambra Planning Commission Decision regarding the proposed 
Monterey Bay Development
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Conditional Use Permits

• The purpose and intent of the Conditional Use Permit (CUP) is to 
ensure that a use which is not permitted by right are planned in such 
a manner

• as not to be detrimental to the health, safety and general welfare 
of the community

• consistent with the programs of the Alhambra General Plan
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Zoning District
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Downtown Revitalization District overlay



Permitted Uses in the CBD Zone are restricted 
to the following
• Food sales
• Personal and product services

• Includes the provision of barber and beauty care, self-service laundromats …
• Includes the repair of personal apparel, household appliances, furniture …

• Office uses.  Professional, medical, administrative, financial, public 
service and general business offices

• General retail services. Includes the retail sale or rental of goods 
primarily for personal or household use ...
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Partial list of uses requiring a CUP
• Hospitals and nursing homes
• Hotels and motels
• Nightclubs, billiard parlors
• Mortuaries
• One dwelling unit in conjunction with, and accessory to, a permitted or 

conditionally permitted use in the CPD zone
• Outdoor retail sales or food sales as an accessory use to indoor sales
• Residential uses, when proposed in conjunction with commercial uses
• Sale of alcoholic beverages
• Massage establishments
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Does it make sense when the developer and 
city tell you it’s within their rights to a CUP?



Alhambra Existing Affordable 
Housing Program
Appeal of Alhambra Planning Commission Decision regarding the proposed 
Monterey Bay Development
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The City’s Current Affordable Housing 
Programs
• The city cites its Housing Rehabilitation Program and its First Time 

Homebuyers Program (both funded with federal HUD money) as 
evidence that it’s doing its job for helping address the affordable 
housing crisis
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The City’s Current Affordable Housing 
Program—Housing Rehabilitation Program
• Minor and Major Rehabilitation Programs for lower income 

homeowners served 11 people last year
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Ref.  City of Alhambra, Consolidated Annual Performance Evaluation Report, September 2018. 



The City’s Current Affordable Housing 
Program—First-Time Homebuyer Assistance
• The First-Time Homebuyer Assistance program saw zero1

homeowners take advantage of this program.  A symptom of the lack 
of affordable housing stock available to our community.
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1.  Ref.  City of Alhambra, Consolidated Annual Performance Evaluation Report, September 2018. 



The City’s Current Affordable Housing 
Program—Where did the funding go?
• Total federal funds budgeted to assist Low/Mod Income population in 

FY2017-2018 = $7,123,060
Of this amount
• $5,346,638 was used for street and park improvements
• $962,362 was used for ADA ramps/sidewalks improvements
• $154,859 was used for homeless outreach services
• $122,129 was used for case management services
• $208,960 was used for Code Enforcement
• Only $327,942 was used for the city’s affordable housing program (6% of 

total)
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Ref.  City of Alhambra, Consolidated Annual Performance Evaluation Report, September 2018. 



An end-game of sales tax revenue 
at all costs?
Appeal of Alhambra Planning Commission Decision regarding the proposed 
Monterey Bay Development
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What is the end game?
• Short-term view:

• The argument is again being made that sales tax revenue (in this case, 
through the restaurants) will boost overall prosperity

• But is this true in the long-view?
• The city has expended tremendous resources over the past two decades to 

enhance retail sales tax revenue with far less regard to wages and household 
economic development
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Has the focus on retail sales been worth it?
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Reference:  Southern California Association of Governments.  Profile of the 
City of Alhambra.  May 2017.ç



Has our population made gains in salary?
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City of Alhambra.  May 2017.



Enough to keep up with home prices?
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Reference:  Southern California Association of Governments.  Profile of the 
City of Alhambra.  May 2017.



How do the trends compare with Monterey Park, a 
city mocked by Alhambra’s leaders in the past as 
lacking economic vision
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Alhambra’s Retail Sales Monterey Park’s Retail Sales
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Alhambra Population Ave. Annual Salary Monterey Park Population Ave. Annual Salary



How do the trends compare with Monterey Park, a 
city mocked by Alhambra’s leaders in the past as 
lacking economic vision
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Alhambra’s Median Home Sales Price Monterey Park’s Median Home Sales Price
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