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SUPERVISORIAL DISTRICT: 5  
PROJECT LOCATION: 1306 North Altadena Drive, Altadena                     

(Assessor’s Parcel Number: 5751-005-020)  
OWNER: McDonald’s Corporation 
APPLICANT: McDonald’s Corporation 
CASE PLANNER: Melissa Reyes, Principal Planner  

Mreyes2@planning.lacounty.gov 
  

 
RECOMMENDATION 
The following recommendation is made prior to the public hearing and is subject to change 
based upon testimony and/or documentary evidence presented at the public hearing: 
 
LA County Planning staff (“Staff”) recommends that the Regional Planning Commission 
(“RPC”) continue the public hearing to August 19, 2026 and direct the applicant to redesign 
Project Number PRJ2023-003106-(5), which includes CUP No. RPPL2023004561, MPD No. 
RPPL2023004570, and Variance No. RPPL2026001376, based on the Staff analysis and 
recommendations contained within this report. 
 
Staff recommends the following motion: 
 
ENTITLEMENT: 

I MOVE THAT THE REGIONAL PLANNING COMMISSION CONTINUE THE PUBLIC 
HEARING TO AUGUST 19, 2026 AND DIRECT THE APPLICANT TO REDESIGN 
PROJECT NUMBER PRJ2023-003106-(5) TO ELIMINATE THE NEED FOR A 
VARIANCE AND INCORPORATE STAFF RECOMMENDATIONS RELATED TO 
ARCHITECTURAL STYLE, COMMUNITY IDENTIFICATION SIGNAGE, AND A MURAL, 
AS OUTLINED IN THE STAFF REPORT, TO ENSURE CONSISTENCY WITH THE 
GENERAL PLAN AND WEST SAN GABRIEL VALLEY AREA PLAN. 
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PROJECT DESCRIPTION 
A. Entitlements Requested 

• CUP for the rebuild and expansion of a drive-through restaurant, including  
replacement of a 2,277-square-foot restaurant building damaged in the Eaton Fire with 
a 4,142-square-foot restaurant building, and expansion of the former drive-through 
from one lane to two lanes, in the C-3 (General Commercial) Zone and Altadena 
Community Standards District (“CSD”) pursuant to County Code Section 
22.320.090.D.4 (Zone Specific Development Standards, All Commercial and Mixed 
Use Zones).  

• MPD for a reduction of the required 24 parking spaces to 17 spaces in the C-3 Zone 
pursuant to County Code Section 22.112.070 (Required Parking Spaces) and Section 
22.176.010 (Minor Parking Deviation, Applicability).  

• Variance for a 15-foot-tall pole-mounted freestanding sign to replace the previous 
monument-style freestanding sign at the intersection of Altadena Drive and 
Washington Boulevard, pursuant to County Code Chapter 22.194 (Variances).  

 
B. Project 

The applicant, McDonald’s Corporation, requests a CUP to authorize the rebuild and 
expansion of a drive-through restaurant, including replacement of the fire-damaged 
2,277-square-foot restaurant building with a 4,142-square-foot restaurant building and 
expansion of the former drive-through from one lane to two lanes.  
 
The CUP includes the following requests for modifications to the West San Gabriel Valley 
Planning Area Standards District (“PASD”) and the Altadena CSD: 
 

• Reduced ground floor transparency. Pursuant to County Code Sections 
22.320.070.A.6 (West San Gabriel Valley PASD Zone-Specific Development 
Standards) and 22.320.090.D.4 (Altadena CSD – All Commercial and Mixed Use 
Zones), transparent or lightly tinted material, such as glass, shall be used at the 
street level or ground floor to allow maximum visual interaction between 
pedestrians and the interior of the building. The Project includes spandrel glass, 
which is opaque, along the north elevation adjacent to the kitchen and equipment 
to obscure these areas from public view and is therefore not meeting transparency 
requirements.  

 
• Impermeable paving for pedestrian-exclusive walkways. Pursuant to County 

Code Section 22.320.090.D.4, pedestrian exclusive circulation areas within the 
boundaries of the private property must be improved with permeable paving 
materials, such as brick, paver tile, or pervious concrete. The designated 
pedestrian-exclusive walkways are located directly adjacent to the building 
foundation. The applicant stated that permeable paving may result in long-term 
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structural integrity and durability issues. Therefore, the Project includes colored 
concrete to delineate pedestrian walkways instead of permeable paving. 

 
• Parking location and screening. Pursuant to County Code Sections 

22.320.070.A.10 (West San Gabriel Valley PASD Zone-Specific Development 
Standards) and 22.320.090.D.4 (Altadena CSD – All Commercial and Mixed Use 
Zones), all parking must be provided in the rear of the commercial structure and 
completely screened from view from the street using decorative walls and/or 
landscaping. The applicant stated that due to the site’s narrow configuration, 
locating parking at the rear of the building would significantly constrain site 
functionally and hinder the overall viability of the project. The proposed site layout 
will be generally the same as the existing layout, and will make use of the existing 
parking lot and drive-through lane locations. As such, the Project includes a parking 
lot located between the building and Altadena Drive, with a proposed three-foot-tall 
wooden fence and landscaping along Altadena Drive to screen parking spaces.  

 
The expansion of the restaurant building and addition of a drive-through lane will 
reduce the number of parking spaces provided on-site. Based on the occupancy load 
of the proposed building, 24 parking spaces are required. An MPD is requested for a 
30 percent reduction in the required total number of parking spaces, from 24 spaces to 
17 spaces, consistent with County Code Section 22.176.010.  

 
As outlined further below, Staff has determined that the Project is compatible with 
surrounding zoning and land uses. The rebuild and expansion of the existing drive-
through restaurant will provide an overall benefit to the community and will not 
adversely affect the health, peace, comfort or welfare of persons residing or working in 
the area. However, Staff does not recommend approval of the Project as currently 
proposed because it does not meet the CUP Findings pursuant to County Code 
Section 22.158.050.B.1, as the proposed use is not consistent with the adopted 
General Plan for the area. The recommended changes to the building and site design 
would ensure that the Project is compatible with the surrounding built environment, 
contributes to a positive pedestrian experience, and strengthens Altadena’s 
architectural and artistic identity, consistent with General Plan and West San Gabriel 
Valley Area Plan ("Area Plan") policies.  

 
The Project also includes a Variance request for a 15-foot-tall pole-mounted 
freestanding sign at the intersection of Altadena Drive and Washington Boulevard that 
would replace the previous freestanding, monument-style sign. Pursuant to County 
Code Section 22.320.090.D.4 (Altadena CSD – All Commercial and Mixed Use 
Zones), freestanding signs may be permitted if they have a solid base that rests directly 
on the ground, do not exceed five feet in height, and do not exceed 40 square feet of 
sign area, or 40 square feet on each face if there are two or more faces. The proposed 
sign does not comply with the CSD. The CSD allows modifications related to the area 
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and number of signs with a Minor CUP, but not the height or the monument-style 
requirement. Therefore, the sign, as proposed, requires a Variance.  
 
Staff does not recommend approval of the Variance because the proposed sign does 
not meet the Findings pursuant to County Code Section 22.194.050.B, as the 
modification would “constitute a grant of special privilege inconsistent with the 
limitations upon other properties in the vicinity and zone in which the property is 
situated.” The CSD signage regulations outlined above apply to all new signs on 
properties within Commercial and Mixed Use Zones, including the Project Site. In 
addition, there are no “special circumstances or exceptional characteristics applicable 
to the property” to justify the Variance. Requiring a monument-style sign in compliance 
with the CSD would not “result in practical difficulties or unnecessary hardships 
inconsistent with the general purpose of such regulations and standards.”  Therefore, 
Staff recommends that the RPC direct the applicant to redesign the sign to comply with 
the CSD, eliminating the need for a Variance. 

 
C. Project Background 

Prior to the Eaton Fire on January 7, 2025, the restaurant with drive-through was operating 
on the site through a plot plan approved in 1994 (Plot Plan No. 43664).  In December 2017, 
Ordinance No. 2017-0055 (Altadena CSD Amendment) was adopted, which required a 
CUP for drive-through facilities. The existing drive-through was permitted to continue 
operating without a CUP under County Code Section 22.172.020 (Nonconforming Uses, 
Buildings and Structures, Regulations Applicable) as long as no new improvements were 
proposed to the drive-through. In March 2023, the applicant applied for a CUP to add a 
second drive-through lane, without any proposed changes to the existing 2,277-square-
foot restaurant building. In January 2025, prior to any public hearing, the existing building 
suffered major damage in the Eaton Fire and was subsequently demolished. The applicant 
revised the scope of work and is now proposing to replace the former building with a new, 
4,142-square-foot building, as well as add a second drive-through lane as originally 
proposed.  

 
SUBJECT PROPERTY AND SURROUNDINGS 
The following chart provides property data within a 500-foot radius: 
 

LOCATION WEST SAN 
GABRIEL VALLEY 
AREA PLAN LAND 
USE POLICY 

ZONING EXISTING USES 

SUBJECT 
PROPERTY 

CG (General 
Commercial) 

C-3 (General 
Commercial) 

Drive-through 
restaurant 

NORTH H9, H18, H30, CG R-1-7500 (Single-
Family Residence – 
7,500-square-foot 

Restaurants and 
other eating 
establishments, 
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minimum lot size), 
R-2 (Two-Family 
Residence), R-3 
(Limited Density 
Multiple 
Residence), C-1 
(Restricted 
Commercial), C-2 
(Neighborhood 
Commercial), C-3 

offices, retail, 
barber shop, 
medical office, 
multifamily 
residences 

EAST City of Pasadena City of Pasadena Medical offices, 
church, single-
family residences 

SOUTH City of Pasadena City of Pasadena Single-family 
residences 

WEST H9, H30, CG R-1-7500, R-3, C-2  Retail store, 
secondhand store, 
single-family 
residences, 
multifamily 
residences  
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ANALYSIS 
A. Land Use Compatibility 

The subject property is designated within the General Commercial land use category of 
the Area Plan. The General Commercial land use category is intended for local-serving 
commercial uses, including retail and restaurants, professional services; single-family 
and multi-family residences; and residential and commercial mixed uses.  The Project is 
located in an area developed with similar restaurants and commercial uses. The drive-
through restaurant is compatible with surrounding commercial land uses and provides 
convenient food and drink retail services for community members and visitors. 
Restaurants with drive-throughs are a permitted use in the C-3 Zone, and within the 
Altadena CSD with a CUP. Therefore, the Project is compatible with the site’s General 
Commercial land use designation.  

 
B. Neighborhood Impact (Need/Convenience Assessment) 

Prior to the Eaton Fire, the restaurant had been operating in the community since 1994 
with 23-hour drive-through service.  There have been no recorded zoning violations 
associated with the restaurant. The business fronts two secondary highways, Altadena 
Drive and Washington Boulevard. According to the Drive-Through Evaluation prepared by 
Urban Crossroads, Inc., the storage capacity of the former one-lane drive-through could 
not support peak queuing and could impede onsite circulation due to the overflow of queue 
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vehicles. The second drive-through lane may avoid potential spillage of vehicles queuing 
into the public right-of-way during peak demand hours. The rebuild and expansion of the 
drive-through restaurant is not anticipated to adversely affect the health, peace, comfort 
or welfare of persons residing or working in the area, or endanger or otherwise constitute 
a menace to the public health, safety or general welfare.     

 
C. Design Compatibility 

In a letter to the applicant dated August 21, 2025, Staff provided several corrections 
related to West San Gabriel Valley PASD and Altadena CSD development standards for 
pedestrian character and buffering adjacent to residential lots, which the applicant 
addressed.  The letter also included several design recommendations to ensure that the 
Project is consistent with General Plan and Area Plan policies. The recommended design 
changes would ensure that the Project fosters a sense of community identity, contributes 
to a positive pedestrian experience, and reflects the architectural and artistic character of 
Altadena as the community rebuilds after the Eaton Fire. Staff recommends that the RPC 
direct the applicant to redesign the Project to incorporate the following design 
recommendations in that letter: 
 

• A freestanding community identification monument sign, in compliance with 
County Code Section 22.114.200.A (Community Identification Signs), on the 
Altadena Drive frontage facing south, as the Project Site is an important gateway 
from the City of Pasadena into Altadena. Two possible suggested sign locations 
were near the corner of Altadena Drive and Washington Boulevard, adjacent to the 
freestanding sign that was damaged by the Eaton Fire, or further south on Altadena 
Drive. As noted in the Project Description, rather than providing a separate 
community identification sign, the applicant is requesting a Variance to provide a 
15-foot-tall pole-mounted freestanding sign at the intersection of Altadena Drive 
and Washington Boulevard that would replace the previous monument-style 
freestanding sign. The proposed freestanding sign includes an “Altadena 
Welcomes You” graphic but does not comply with the Altadena CSD and does not 
meet the findings for a Variance.  
 

• A mural in collaboration with a local artist on the west building elevation facing 
Altadena Drive, potentially wrapping around to the north elevation to highlight the 
main pedestrian entrance. Staff recommended that the design of the mural could 
be coordinated with the design of the freestanding community identification sign to 
provide a cohesive and comprehensive design for the entire site. Staff also 
provided visual examples of existing murals in Altadena. The applicant declined to 
provide a mural on the building and instead suggested a mural on the proposed 
three-foot-tall wooden fence adjacent to Altadena Drive. Staff is of the opinion that 
a larger mural on the building would be more integrated into the overall project and 
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provide more visual interest for McDonald’s drive-through and dine-in customers, 
as well as pedestrians, cyclists, and motorists within the public right-of-way. A 
mural on the building would also be more durable and long-lasting than a mural on 
the three-foot-tall wooden fence. 
 

• An improved building design to reflect Altadena’s unique community character 
and symbolize its recovery following the Eaton Fire. Acknowledging that 
McDonald’s has a standard corporate identity for its buildings, Staff recommended 
that the building be redesigned using a contextually sensitive architectural style, 
such as Art Deco, Mediterranean Revival/Spanish, Mid-Century Modern, or 
another locally-used architectural style. Staff provided visual examples of 
commercial building typologies in Altadena. Staff also provided an example in 
which McDonald’s collaborated with the County to customize the design of their 
location in Castaic when it was remodeled. The design included earth tone colors 
and a tile roof to better integrate with its surroundings and Castaic’s community 
character. In response to Staff comments, the applicant made minimal updates to 
the façade materials and roof line as a nod to Mid-Century Modern architecture but 
declined to substantially redesign the building.  
 

As further outlined under “General Plan/Area Plan Consistency” below, Staff has 
determined that the Project as currently proposed does not meet the CUP Findings 
pursuant to County Code Section 22.158.050.B.1, as the proposed use is not consistent 
with the adopted General Plan for the area. Staff is of the opinion that further changes to 
the Project as outlined above would improve the Project’s compatibility with the 
surrounding built environment, strengthen the commercial corridor, contribute to a 
positive pedestrian experience, and promote community identity. Such changes would 
result in a Project that is consistent with General Plan and Area Plan policies. 
 

GENERAL PLAN/AREA PLAN CONSISTENCY 
The Project is consistent with the goals and policies of the General Plan and the Area Plan in 
that the General Commercial land use designation is intended for local-serving commercial 
uses, including restaurants.  
 
However, the Project as currently designed is not consistent with the following General Plan 
and Area Plan policies: 

 
• General Plan Policy LU 10.3: Consider the built environment of the surrounding area 

and location in the design and scale of new or remodeled buildings, architectural styles, 
and reflect appropriate features such as massing, materials, color, detailing or 
ornament. 
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As outlined above, the design changes recommended by Staff would ensure that the 
Project is integrated into the built environment and reflective of Altadena’s prevalent 
architectural styles. Given the eclectic nature of Altadena’s built environment, Staff gave 
the applicant flexibility in terms of what architectural style to use. The applicant made a 
minimal effort to change the Project’s massing, materials, color, detailing or ornament. 
The applicant stated that the use of “rectilinear forms, clean geometries, and flat roof 
lines” as well as “glass, wood siding, and brick veneer” contribute to the building’s Mid-
Century Modern aesthetic. However, the use of these elements in and of themselves do 
not constitute a Mid-Century Modern design. McDonald’s standard modern corporate 
style utilizes rectilinear forms, clean geometries, flat roof lines, and glass. Likewise, 
wood siding and brick veneer are used in many different architectural vernaculars and 
are not inherently Mid-Century Modern. The building is lacking essential Mid-Century 
Modern characteristics, such as a low, horizontal profile, exaggerated sculptural 
elements, a dramatic roofline, or colorful design elements.  
 

• General Plan Policy LU 10.5: Encourage the use of distinctive landscaping, signage 
and other features to define the unique character of districts, neighborhoods or 
communities, and engender community identity, pride and community interaction. 
 
The design changes recommended by Staff would reinforce Altadena’s unique 
character and engender community identity, pride and community interaction. In 
addition to hiring a local artist, involving the community in the design and installation of 
a new mural and community identification sign would encourage collaborative 
participation in Altadena’s recovery process. These efforts would contribute to the 
community’s healing and collective sense of ownership.  
 

• General Plan Policy LU 10.10: Promote architecturally distinctive buildings and focal 
points at prominent locations, such as major commercial intersections and near transit 
stations or open spaces. 
 
The Project Site is in a prominent location, at the major commercial intersection of 
Altadena Drive and Washington Boulevard. It is located directly adjacent to the City of 
Pasadena and therefore serves as an entry point into Altadena. Therefore, there is a 
unique opportunity to design a distinctive, eye-catching building that is still contextually 
sensitive and speaks to Altadena’s eclectic architectural history. This is vitally important 
as large swaths of Altadena’s built fabric have been destroyed by the Eaton Fire. A 
community identification sign and mural would also provide focal points for customers, 
as well as pedestrians, cyclists, and motorists traveling through the neighborhood.  

 
• Area Plan Policy LU-3.4: Activate commercial corridors. Strengthen commercial 

corridors by facilitating building designs and street improvements that make for safe, 
comfortable, and enjoyable walking and biking experiences.  
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The design changes recommended by Staff would create a more comfortable and 
enjoyable experience for pedestrians and cyclists. A defined and locally-relevant 
architectural style, a mural on the building in collaboration with a local artist, and a 
community identification sign would provide visual interest for pedestrians and cyclists. 
A large portion of the proposed west building elevation facing Altadena Drive is a blank 
wall. Additionally, the applicant is requesting modifications to PASD and CSD standards 
related to pedestrian character. In particular, the location of a parking lot between the 
building and the sidewalk is not considered pedestrian-friendly site design. While Staff 
acknowledges that the modification is necessary to accommodate the larger restaurant 
building and two drive-through lanes on this constrained site, the recommended design 
changes would help to offset the negative impact of locating parking in front of the 
building with minimal screening.  
 

• Area Plan Policy LU-9.4: Integrate community identity markers. Integrate distinctive 
community identity markers, public art, and signage that reflect the unique history and 
character of each community in the Planning Area.  

The design changes recommended by Staff would ensure that the Project reflects 
Altadena’s unique history and character. Given the Project Site’s location adjacent to the 
City of Pasadena, there is a unique opportunity to use the site as a visual gateway to 
welcome residents and visitors into Altadena. Altadena has many murals that are valued 
by the community, and murals that survived the Eaton Fire have become especially 
cherished. Collaborating with a local artist, with potential involvement of the broader 
community in the design and installation process, would ensure that the new mural 
reflects Altadena’s history and character. A public mural and a community identification 
sign would work in tandem to foster a unique sense of place.  
 

• Area Plan Policy ED-2.5: Strengthen community identity. Prioritize improvements to 
the public realm in commercial areas that elevate small business and promote the 
community’s distinct cultural and artistic identity. 
 
The design changes recommended by Staff would improve the public realm and 
promote the community’s distinct cultural and artistic identity. The Project Site is located 
at the highly visible, commercial intersection of Altadena Drive and Washington 
Boulevard. A well-designed building, a local mural, and a community identification sign 
would improve the experience of all users within the public right-of-way and foster pride 
as the community recovers from the Eaton Fire, rebuilds, and returns home. 
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COMMENTS RECEIVED 
A. County Department Comments and Recommendations 

The Department of Public Works’ Traffic Safety and Mobility Division approved the traffic 
queuing analysis on September 24, 2025.  

 
B. Other Agency Comments and Recommendations 

Staff has not received any comments at the time of report preparation. 
 

C. Public Comments 

The Altadena Town Council (“ATC”), in a letter dated October 24, 2025, recommended 
approval of the Project. The ATC recommended clearer directional signage for vehicles 
and pedestrians, which have been incorporated into the current design.  

 
 
Report 
Reviewed By: 

  

 Carmen Sainz, Supervising Regional Planner  
 
Report 
Approved By: 

  

 Mitch Glaser, Assistant Administrator 
 

 

 
 
 

LIST OF ATTACHED EXHIBITS 
EXHIBIT A Plan Set  
EXHIBIT B Project Summary Sheet 
EXHIBIT C Letters to the Applicant Dated August 21, 2025 and 

December 18, 2025 
EXHIBIT D Applicant’s Statements of Findings 
EXHIBIT E Photos 
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EXISTING TRANSFORMER TO BE RELOCATED PER NEW UTILITY PLAN PER

CIVIL

EXISTING TRASH ENCLOSURE TO BE REMOVED

EXISTING PROPERTY/RETAINING WALLS TO BE REMOVED

EXISTING BOLLARD TO BE REMOVED

EXISTING DRIVEWAYS TO BE RECONSTRUCTED PER CIVIL

EXISTING SIDEWALK TO BE RECONSTRUCTED PER CIVIL

DEMOLITION NOTES

1. NOTIFY ARCHITECT OF ANY DISCREPANCIES BETWEEN ARCHITECTURAL

AND ELECTRICAL OR MECHANICAL DRAWINGS AS WELL AS ANY

DISCREPANCIES BETWEEN THE ARCHITECTURAL PLANS AND ANY EXISTING

CONDITIONS.  OBTAIN CLARIFICATION FROM ARCHITECT IN WRITING

BEFORE PROCEEDING WITH THE WORK IN THE CORRESPONDING AREA.

2. CONTRACTOR TO COORDINATE DISCONNECT OF ALL UTILITIES PRIOR TO

ANY DEMOLITION.

3. CONTRACTOR TO REMOVE ALL CONSTRUCTION DEBRIS AND DISPOSE OF IT

IN ACCORDANCE WITH CITY AND COUNTY REGULATIONS.

4. CONTRACTOR TO PROTECT ALL PUBLIC BUILDING AREAS ALONG THE

ROUTE OF TRAVEL PRIOR TO THE COMMENCEMENT OF DEMOLITION.

5. CONTRACTOR TO CLEAN UP PUBLIC AREAS ALONG THE ROUTE OF TRAVEL

EACH DAY AND WHENEVER DEBRIS, DUST, ETC. BECOMES EXCESSIVE.

6. ALL HALF TONE LINES REPRESENT EXISTING CONDITIONS TO REMAIN.

7. ALL DOORS AND WINDOWS TO BE REMOVED.

8. FIELD VERIFICATION OF EXISTING CONDITIONS AND SPECIFIC QUANTITIES

OF DEMOLITION ARE THE RESPONSIBILITY OF THE CONTRACTOR.

9. ALL DIMENSIONS SHOWN TO BE EXISTING SHALL BE FIELD VERIFIED BY THE

CONTRACTOR PRIOR TO DEMOLITION. VERIFY DEMOLITION WORK WITH

NEW CONSTRUCTION AND INSTALLATION DRAWINGS PRIOR TO

COMMENCEMENT OF CONSTRUCTION.

10. CONTRACTOR SHALL PROVIDE ALL TEMPORARY BRACING AS REQUIRED TO

MAINTAIN STRUCTURAL STABILITY OF THE EXISTING STRUCTURE DURING

ALL PHASES OF CONSTRUCTION.

11. IF THE CONTRACTOR ENCOUNTERS ANY HAZARDOUS MATERIALS DURING

DEMOLITION OR CONSTRUCTION, CONSTRUCTION TO BE SUSPENDED

IMMEDIATELY AND MCDONALD'S PROJECT MANAGER SHALL BE NOTIFIED

BEFORE PROCEEDING.

12. ALL DEMOLITION SHALL BE CARRIED OUT IN A SAFE MANNER IN

ACCORDANCE WITH OSHA REGULATIONS.

13. GC TO COORDINATE WITH OWNER/OPERATOR FOR ANY

EQUIPMENT/FURNISHINGS TO BE SALVAGED AND REMOVE ALL OTHER

EQUIPMENT/FURNISHING/PIPING ETC. U.N.O.

PROPERTY LINE

AREA OUTSIDE SCOPE OF WORK

B



1. AT THE TIME OF ROUGH INSTALLATION, OR DURING STORAGE ON THE CONSTRUCTION SITE AND

UNTIL FINAL STARTUP OF THE HEATING, COOLING AND VENTILATING EQUIPMENT, ALL DUCT AND

OTHER RELATED AIR DISTRIBUTION COMPONENT OPENINGS SHALL BE COVERED WITH TAPE,

PLASTIC, SHEET METAL, OR OTHER ACCEPTABLE METHODS TO REDUCE THE AMOUNT OR DUST,

WATER AND DEBRIS WHICH MAY COLLECT IN THE SYSTEM.

2. ALL FIRE HYDRANTS ALL MEASURE 6””X4””X2-1/2””, BRASS OR BRONZE, CONFORMING TO

AMERICAN WATER WORKS ASSOCIATION STANDARD C503, OR APPROVED EQUAL.

3. ALL REQUIRED PUBLIC FIRE HYDRANTS SHALL BE INSTALLED, TESTED AND ACCEPTED PRIOR TO

BEGINNING CONSTRUCTION. FIRE CODE 501.4

4. A TYPE I HOOD SHALL BE INSTALLED AT OR ABOVE ALL COMMERCIAL COOKING APPLIANCES AND

DOMESTIC COOKING APPLIANCES USED FOR THE COMMERCIAL PURPOSES THAT PRODUCE

GREASE VAPORS.

5. APPROVED BUILDING ADDRESS NUMBER, BUILDING NUMBERS OR APPROVED BUILDING

IDENTIFICATION SHALL BE PROVIDED AND MAINTAINED SO AS TO BE PLAINLY VISIBLE AND

LEGIBLE FROM THE STREET FRONTING PROPERTY. THE NUMBERS SHALL CONTRAST WITH THEIR

BACKGROUND, BE ARABIC NUMERALS OR ALPHABET LETTERS, AND BE A MINIMUM OF 4 INCHES

HIGH WITH MINIMUM STROKE WIDTH OF 0.5 INCH. FIRE CODE 505.1.

6. CONSTRUCTION IN THE PUBLIC RIGHT OF WAY AND PROJECTION BEYOND THE PROPERTY LINES

OR INTO THE ALLEYS SHALL COMPLY WITH COUNTY OF LOS ANGELES BUILDING CODE CHAPTER

32.

VEHICLE PARKING REQUIREMENT: 1/250 SF GFA

VEHICLE STALLS REQUIRED: 4,256 SF / 250 = 17 PARKING STALLS

17 STALLS REQUIRED IN TOTAL

STALLS PROVIDED: 12 STANDARD  STALLS

1 ACCESSIBLE STALL

2 EVCS STALLS (1 VAN ACCESSIBLE)

3 EV CAPABLE STALLS

TOTAL PARKING PROVIDED: 16 STALLS

BICYCLE PARKING REQUIREMENT: ONE SHORT-TERM RACK PER 2,000 SF (2 MIN.)

LESS THAN 10 TENANT SPACES - 0 REQUIRED

PER SJMC SEC. 12.21A16(A)(2)

SHORT-TERM BICYCLE PARKING: 4,256 SF / 2,000 SF =  TWO BICYCLE SPACES

(KEYNOTE 12) PROVIDED

LONG-TERM BICYCLE PARKING: 1 PROVIDED
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SITE PLAN

1

ENLARGED DRIVE-THRU PLAN

2

PROPERTY LINE

ACCESSIBLE PATH OF TRAVEL; MIN.  48" CLEAR WIDTH,

TYP.

MAXIMUM 2% CROSS SLOPE AND MAXIMUM 5% SLOPE IN

THE DIRECTION OF TRAVEL MINIMUM 4'-0" WIDE.  NO

ABRUPT CHANGES IN ELEVATION ALONG THE PATH OF

TRAVEL SHOWN.

LANDSCAPE AREA ; SEE LANDSCAPE PLANS.  IRRIGATION

SHALL BE DESIGNED TO PREVENT SPRAY ON

STRUCTURES.

DESIGNATED ACCESSIBLE PARKING STALL PER DETAIL 5

ON C-2

NEW LOT LIGHT ON CONCRETE BASE RE: STRUCTURAL

DRAWINGS FOR FOOTING DETAILS AND ELECTRICAL

DRAWINGS FOR LOT LIGHT SPECIFICATION

AREA OUTSIDE SCOPE OF WORK

ACCESSIBLE CURB RAMP PER DETAIL 2/C-2

ACCESSIBLE CURB RAMP PER DETAIL 3/C-2

ACCESSIBLE CURB RAMP PER DETAIL 3/C-2A

TRUNCATED DOMES PER DETAIL 8/C-2

ACCESSIBLE PARKING STALLS PER DETAIL 1/C-2; MAINTAIN MAX. 2% CROSS

SLOPE IN ALL DIRECTIONS IN PARKING STALLS AND LOADING AREA

EV CAPABLE STALLS, GC TO STUB CONDUIT, SEE ELECTRICAL, 4 WITHIN AREA

OF WORK

TWO MCDELIVERY STALLS, GC TO PROVIDE SIGNAGE ONLY, SIM. TO DET.

10/C-2A

SIX CURBSIDE PICKUP STALLS, GC TO INSTALL SIGN, RE: DETAILS 9&10 /C-2A

ONE (1) TWO BIKE CAPACITY BICYCLE RACKS (DUMOR 83-00-S3 OR EQUAL)

WITH BAKED ON POWDER COAT FINISH IN DARK BRONZE;

CLEAR FLOOR AREA  48" X 72"

ONE (1) BIKE LOCKER

6" CONCRETE CURB PER DETAIL 11/C-2 AND CIVIL DRAWINGS

CONCRETE WHEELSTOP PER DETAIL 6/C-2A

CONCRETE FILLED BOLLARD; 15/C-2; SEE HARDSCAPE PLAN

ACCESS HEIGHT BAR UNDER SEPARATE PERMIT; GC TO INSTALL FOOTING

OUTDOOR DIGITAL MENU BOARD COMBO W/COD & 'ORDER HERE' CANOPY

UNDER SEPARATE SIGN PERMIT- GC TO INSTALL FOOTING

PRESELL BOARD, G.C. TO INSTALL FOOTING, RE: STRUCTURAL AND DT1.0

THE WORDS 'DRIVE THRU' AND CIRCLE ARROWS SHALL BE CENTERED ON THE

INGRESS SIDE OF THE DRIVE AISLE AT TWO-WAY TRAFFIC AREAS PER

McDONALD'S STANDARD. CONFIRM LOCATIONS WITH ACM PRIOR TO

INSTALLATION. SEE DETAIL 5/C-2A

THE WORDS 'THANK YOU' SHALL BE CENTERED IN THE DRIVE THRU LANE.

SEE DETAIL 8/C-2A

RIGHT HAND TURN ONLY SIGNAGE. GC TO PROVIDE, SIMILAR TO DETAIL 7/C-2A

BUT WITH RIGHT ONLY TURN SIGNAGE

NEW LANDSCAPE AREA, SEE LANDSCAPE DRAWINGS

CONCRETE LOT SEE CIVIL DRAWINGS

PARKING LOT STRIPING PER DETAIL 12/C-2A FOR 90° PARKING

PAINTED WHITE DIRECTIONAL ARROWS PER 11/C-2A

DOUBLE ACCESSIBLE PATH OF TRAVEL SIGN PERPENDICULAR TO PUBLIC

WALK PER DETAIL 1/C-2A

ACCESSIBLE STALL SIGNAGE PER DETAIL 4/C-2 & 6/C-2.

McDONALD'S SIGNAGE - UNDER SEPARATE PERMIT

NOT USED

DO NOT ENTER SIGN SIM. TO DETAIL 10/C-2A

UNAUTHORIZED PARKING SIGN TO BE INSTALLED AT SITE ENTRY PER DETAIL

7/C-2, AND UNAUTHORIZED PARKING SIGN TO BE ATTACHED TO TRASH

ENCLOSURE

NOT USED

GUTTER PER CIVIL

WATER METER

FIRE HYDRANT, E.T.R.

GREASE INTERCEPTOR  RE: PLUMBING & CIVIL

NEW TRANSFORMER, SEE ELECTRICAL AND CIVIL DRAWINGS

PARKING LOT LIGHT STANDARD PER ELECTRICAL & STRUCTURAL

RIGHT HAND TURN ONLY SIGN

NEW 6 FT WALL ALONG PROPERTY LINE

PROPERTY EASEMENT

RAMP PER 1/C-2C

NEW SIDEWALK TO JOIN EXISTING SIDEWALK

EVCS (EV CAPABLE SPACE PROVIDED WITH EVSE) VEHICLE STALL PER 14/C-2,

TYP. FOR 2 ON SITE RE: ELECTRICAL

3'-0" HIGH WOOD SITE FENCE TO SCREEN HEADLIGHTS FROM STREET

N
O

R
T

H

N
O

R
T

H

THE REQUIRED FIRE FLOW IS BASED ON THE FOLLOWING CALCULATION:

TYPE OF CONSTRUCTION PER THE BUILDING CODE: TYPE V-B

FIRE-FLOW CALCULATION AREA: AREA 4,256 SQ. FT

FIRE FLOW BASED ON THE FIRE-FLOW CALCULATION AREA: 1,750 GPM

REDUCTION FOR FIRE SPRINKLERS (MAXIMUM 50%): 0 GPM

TOTAL FIRE FLOW REQUIRED: 1,750 GPM

FIRE HYDRANTS KEY MAP

3

B
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GENERAL  NOTES

PAINTED/STRIPED ACCESSIBLE

PEDESTRIAN WALKWAY (W/ 2%

MAX. SLOPE) AND LOADING ZONE

COLORED CONCRETE FINISHED

CONCRETE SIDEWALK - 4" THK.

WITH THICKENED EDGE AT

LANDSCAPED AREAS & NO.4 BARS

@ 24" O.C.  REINFORCING, TYP.

SEE DETAILS 9-13/C-2

BLACK CONCRETE DRIVE THRU,

TRASH ENCLOSURE PAD.

THICKNESS OF CONCRETE PER

CIVIL UNDER SEPARATE PERMIT,

WITH NO. 4 BARS @ 18" O.C.

REINFORCING.

NOTE: NO REINFORCEMENT OR

W.W.M. TO BE INSTALLED WITHIN

48" OF THE DRIVE THRU LOOP

AREA OUTSIDE SCOPE OF WORK

ACCESSIBLE PATH OF TRAVEL

MAXIMUM 2% CROSS SLOPE AND

MAXIMUM 5% SLOPE IN THE

DIRECTION OF TRAVEL.

NO ABRUPT CHANGES IN

ELEVATION ALONG THE PATH OF

TRAVEL SHOWN.

KEY NOTES

STRIPING  NOTES

1. CONFIRM ALL STRIPING COLORS, WORDING,

SYMBOLS AND LOCATIONS WITH McDONALD'S ACM

PRIOR TO INSTALLATION

2. STANDARD LOT STRIPING STENCILS ARE AVAILABLE

AT THE 'PAVEMENT STENCIL COMPANY' (PAUL

WOODS) 1-800-250-5547

PROPERTY LINE

CONTROL JOINT IN CONCRETE PER DETAIL  9 &

10/C-2; ALIGN WITH BUILDING CORNER/PILASTER

OR EVERY 5'-0" O/C.

INSTALL EXPANSION JOINT EVERY 25' MAX.

TRUNCATED DOMES PER 8/C-2

4" WIDE PAINTED BORDER WITH 45 DEGREE

STRIPES AT 3'-0" O.C. IN BLUE TO COMPLY WITH

ADA PER DETAIL 1/C-2

ACCESSIBLE CURB RAMP PER DETAIL 2/C-2

ACCESSIBLE CURB RAMP PER DETAIL 3/C-2

BOLLARD PER 15/C-2

STANDARD PARKING STALLS PER SITE PLAN

8.5'x18'

COMPACT STALLS PER SITE PLAN

8'x15'

YELLOW PAINT (TO MATCH PMS 123 YELLOW PER

McDONALD'S  STANDARD) SHALL BE USED FOR ALL

DRIVE-THRU MARKINGS, TYP.

THE WORDS 'DRIVE THRU' AND CIRCLE ARROW

SHALL BE CENTERED IN THE DRIVEWAY FOR

ONE-WAY TRAFFIC (ON THE INGRESS SIDE OF THE

DRIVE AISLE IF THERE IS TWO WAY TRAFFIC; SEE

DETAIL 5/C-2A

WHITE INGRESS/EGRESS ARROWS PER

McDONALD'S STANDARD

ANY LOT STRIPING OTHER THAN DRIVE-THRU OR

ACCESSIBLE MARKING PER THE KEY NOTES ABOVE

SHALL BE WHITE; SEE DETAIL 12/C-2A

8" YELLOW STRIPE

6" LANE STRIPE

THE WORDS 'THANK YOU' SHALL BE CENTERED IN

THE DRIVE THRU LANE; SEE DETAIL 9/C-2A

N
O

R
T

H

HARDSCAPE PLAN

1
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TYP. JAMB @ TRASH ENCLOSURE

8

TRASH ENCLOSURE WALL SECTION

6

END OF 4X8 PROFILE

13

END OF GLU-LAM PROFILE

12

JAMB FOOTING DETAIL

9

ENCLOSURES AT POST CONNECTION

11

ENCLOSURES POST FOOTING

10

DOOR JAMB AT ENCLOSURE

7

TRASH ENCLOSURE PLAN

1

TRASH ENCLOSURE S/N ELEVATION

4

TRASH ENCLOSURE TRELLIS PLAN

5

TRASH ENCLOSURE NORTH ELEVATION

2

TRASH ENCLOSURE SOUTH ELEVATION

3
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107

ORDER

109

CREW

ROOM

102

WOMEN'S

108

MGR'S AREA

105

KITCHEN

104

SUPPORT

103

MEN'S

106

PRESENTER-1

101

DINING

116

PRESENTER-2

123

ELEC.

118

CHANGING

ROOM

110

COOLER

111

FREEZER

113

CREW

ALCOVE

117

CO2

EX

OC

EX

EX

EX

EX

EX

EX
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SHRUBS

TREES
SYM. BOTANICAL NAME COMMON NAME SIZE

36" BOX STD

GROUNDCOVER

5 GAL

5 GAL

5 GAL

5 GAL

5 GAL

MYRTUS COMMUNIS 'COMPACTA'

LANTANA CAMARA 'NEW GOLD'

COMPACT MYRTLE

YELLOW LANTANA

ELAEAGNUS PUNGENS SILVERBERRY

AGAVE ATTENUATA AGAVE

CALLISTEMON 'LITTLE JOHN' DWARF BOTTLEBRUSH

DIANELLA TASMANICA 'VARIEGATA' VARIEGATED FLAX LILY

5 GAL

PARKINSONIA 'DESERT MUSEUM' PALOVERDE TREE

BOUGAINVILLEA 'BABY VICTORIA' VARIEGATED BOUGAINVILLEA 5 GAL

LAGERSTROEMIA INDICA 'DYMAMITE' CRAPE MYRTLE - RED 24" BOX STD

5 GALDIANELLA REVOLUTA 'LITTLE REV' LITTLE REV FLAX LILY

PLANT LEGEND

VINES

5 GALHARDENBERGIA V. 'WHITE OUT'' WHITE LILAC VINE

'FOREST FLOOR' MULCHAGUINAGA GREEN, INC. 3" THICK LAYER
DWARF YARROWACHILLEA TOMENTOSA 'YELLOW' 1 GAL @ 18" OC

ChloeWatson
Snapshot

ChloeWatson
Snapshot
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SIGN VOLTAGENOTE TO ALL CONTRACTORS: 120

ALL WALL PENETRATIONS TO BE SEALED WITH UL LISTED SILICONE SEALANT.
IN ACCORDANCE WITH NEC AND UL GUIDELINES, IT IS REQUIRED THAT
PRIMARY CIRCUITS TO EACH SIGN MUST HAVE DEDICATED CIRCUIT
WITH PROPER GROUND FROM MAIN PANEL AND MUST BE BONDED. 

NOTE: THIS SIGN TO BE CONTROLLED BY A
PHOTO CELL SUPPLIED AND INSTALLED BY S.E.A.

PRIMARY ELECTRICAL COMING TO THE SIGN TO BE
CONTROLLED BY AN AUTOMATIC TIME-SWITCH OR
AN ASTRONOMICAL TIME-SWITCH CONTROL. 
THESE SWITCHES SHALL BE INSTALLED BY OTHERS
BEFORE SIGN IS INSTALLED.

CALIFORNIA TITLE 24 REQUIREMENT

NOTE: ALL SIGNAGE REQUIRED DISCONNECT SWITCH
TO COMPLY WITH  ARTICLE 600.6(A)(1) OF THE NATIONAL
ELECTRICAL CODE

SPECIFICATIONS:

LETTERS:  INJECTION MOLDED WHITE POLYCARBONITE
RETURNS:  OPAQUE SILVER
ILLUMINATION:  WHITE LED'S
BACKS:   .063 ALUMINUM
CHANNEL SUPPORT: 4" x 8" ALUMINUM CONSTRUCTION PAINTED SILVER
POWER REQ:   1.6 AMPS
NOTE:   JOB CHECK REQUIRED BEFORE FABRICATION  

Scale: 3/8" = 1'-0"

LED lLLUMINATED CHANNEL LETTERS / ELECTRICAL CHANNEL SUPPORT 32.8 Sq. Ft.

2'-0"

16'-5"

TYPICAL SECTION DETAIL - ILLUMINATED LETTER SET ON CHANNEL SUPPORT

Scale: n.t.s1

#10 x 3 ½" DRIVE SCREWS
OR AS REQUIRED PER FIELD 
CONDITIONS

SIDE VIEW
for Wood/Wood Construction

PAN HEAD SCREW

4" RETURNS PAINTED SILVER

INJECTION MOLDED
WHITE POLYCARBONITE

 

ONE (1) ¼” WEEP HOLE BEHIND LETTER 
LOCATED AT ALL AREAS

THAT MAY COLLECT WATER

LOW VOLTAGE WIRING FROM LED TO LED

RUBBER BUSHING

POWER SUPPLY

20A 120-277VAC DISCONNECT SWITCH

CLASS 2 LOW VOLTAGE WIRING

LETTER ATTACHMENT TO RACEWAY
#10 SHEET METAL SCREWS

.063 ALUMINUM C-CHANNEL BACKS

LIGHT EMITTING DIODES (LEDs)

4”x 8” CHANNEL SUPPORT WITH HINGED FACE, 
DISCONNECT SWITCH MOUNTED ON END.

4”

Quantity: Two (2) RequiredA2A1

COLOR SCHEDULE

RED LEXAN

SABIC YELLOW LEXAN

WHITE

DURANODIC BRONZE 

SILVER

3m 3630-33 VINYL(SUB CABINET) 
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BACKS:  .063 ALUMINUM
POWER REQ:  1.3 AMPS
NOTE:  JOB CHECK REQUIRED BEFORE FABRICATION  
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LED lLLUMINATED CHANNEL LOGO

Quantity: Three (3) Required

14.0 Sq. Ft.
B2

3'-6"

4'-0"

B1

4"

4"

ONE (1) ¼” WEEP HOLE 
LOCATED AT ALL AREAS

THAT MAY COLLECT WATER

4" RETURNS PAINTED SILVER

.063 ALUMINUM C-CHANNEL BACK

THREADED NIPPLE AND COUPLING

INJECTION MOLDED
POLYCARBONITE

20A 120-277VAC DISCONNECT SWITCH

LOW VOLTAGE WIRING FROM LED TO LED

SELF-CONTAINED POWER SUPPLY

PRIMARY POWER

LIGHT EMITTING DIODES (LEDs)

PAN HEAD SCREW

TYPICAL SECTION DETAIL - SELF-CONTAINED BUILDING LOGO
1 Scale: n.t.s

#10 x 3 ½" DRIVE SCREWS
MINIMUM THREE (3) PER LOGO

OR AS REQUIRED PER FIELD CONDITIONS
5" MIN. EMBEDMENT

SIGN VOLTAGENOTE TO ALL CONTRACTORS: 120

ALL WALL PENETRATIONS TO BE SEALED WITH UL LISTED SILICONE SEALANT.
IN ACCORDANCE WITH NEC AND UL GUIDELINES, IT IS REQUIRED THAT
PRIMARY CIRCUITS TO EACH SIGN MUST HAVE DEDICATED CIRCUIT
WITH PROPER GROUND FROM MAIN PANEL AND MUST BE BONDED. 

NOTE: THIS SIGN TO BE CONTROLLED BY A
PHOTO CELL SUPPLIED AND INSTALLED BY S.E.A.

PRIMARY ELECTRICAL COMING TO THE SIGN TO BE
CONTROLLED BY AN AUTOMATIC TIME-SWITCH OR
AN ASTRONOMICAL TIME-SWITCH CONTROL. 
THESE SWITCHES SHALL BE INSTALLED BY OTHERS
BEFORE SIGN IS INSTALLED.

CALIFORNIA TITLE 24 REQUIREMENT

NOTE: ALL SIGNAGE REQUIRED DISCONNECT SWITCH
TO COMPLY WITH  ARTICLE 600.6(A)(1) OF THE NATIONAL
ELECTRICAL CODE

B2

COLOR SCHEDULE

RED LEXAN

SABIC YELLOW LEXAN

WHITE TUFFGLASS (LETTERS)

DURANODIC BRONZE 

SILVER

3m 3630-33 VINYL(SUB CABINET) 
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SPECIFICATIONS:

PIGMENTED ABS TO MATCH PMS #425C WITH SCREENED COPY
TWO (2) STAINLESS STEEL S-HOOKS AT TOP SO TO CONNECT TO EYEBOLTS ABOVE
PANEL:                           GRAY
COPY:                             WHITE
MOUNTING BRACKET:    1” X 1” STEEL ANGLE AND PLATE PAINTED BLACK

Scale: 1" = 1'-0"

SINGLE FACE NON-ILLUMINATED WINDOW POSITION PANEL W/MOUNTING BRACKET

Quantity: One (1) Required

2.49 Sq. Ft.

Scale: 1" = 1'-0"

SINGLE FACE NON-ILLUMINATED WINDOW POSITION PANEL W/MOUNTING BRACKET

Quantity: One each / Two (2) Total Required

2.49 Sq. Ft.

SPECIFICATIONS:

PIGMENTED ABS TO MATCH PMS #425C WITH SCREENED COPY
TWO (2) STAINLESS STEEL S-HOOKS AT TOP SO TO CONNECT TO EYEBOLTS ABOVE
PANEL:                             GRAY
COPY:                               WHITE
MOUNTING BRACKET:    1” X 1” STEEL ANGLE AND PLATE PAINTED BLACK

E F2

3'-0"

10"

2'- "1
16

1" x 1" Steel Angle
with ¼" Plate

2'-10"

10"

3'-0"

2'- "1
16

1" x 1" Steel Angle
with ¼" Plate

2'-10"

10"

3'-0"

2'- "1
16

1" x 1" Steel Angle
with ¼" Plate

2'-10"

F1

9'-0" 
Clearance

9'-0" 
Clearance

COLOR SCHEDULE

RED LEXAN

SABIC YELLOW LEXAN

WHITE 

DURANODIC BRONZE 

SILVER (BRACKET)

PMS #425
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DOUBLE FACE ILLUMINATED FREESTANDING SIGN
Z Quantity: One (1) Sign Required Scale: 1/4” = 1'-0"

Sq. Ft. = 35.5

SPECIFICATIONS:
90-25CABINET:   SQ. TUBE CONSTRUCTED CABINET WITH ALUMINUM CLADDING

ARCH FACES:   SABIC YELLOW LEXAN. 
ARCH RETURNS & RETAINERS: ALUMINUM PAINTED YELLOW TO MATCH PMS 123C
ILLUMINATION:   WARM WHITE LED'S WITH SELF CONTAINED POWER SUPPLIES

KEYSTONE FACES:  RED LEXAN ROUTED OUT FOR COPY
"McDONALD'S":   WHITE TUFFGLASS WITH BLACK OUTLINE
    POP RIVETED TO THE FACE 
KEYSTONE RETURNS & RETAINERS:ALUMINUM PAINTED DURANODIC BRONZE
ILLUMINATION:   WHITE LED’S WITH SELF-CONTAINED POWER SUPPLIES

SUB-CABINETS:   CUSTOM FABRICATED ALUMINUM CONSTRUCTION PAINTED 
    DURANODIC BRONZE
FACE:    RED LEXAN ROUTED OUT FOR COPY
COPY:    WHITE TUFFGLASS
ILLUMINATION:   WHITE LED’S WITH SELF-CONTAINED POWER SUPPLIES

POLE COVER:   SQ. TUBE FRAMING W/ALUMINUM CLADDING PAINTED TO
    MATCH BUILDING W/STUCCO FINISH
COPY ON POLE COVER:  F.CO. LETTERS PAINTED WHITE
BASE:    SQ. TUBE FRAMING W/ALUMINUM “BATTAN” TO MATCH BUILDING

NEW DOUBLE FACE ILLUMINATED 90-25 ROAD SIGN 

Quantity: One (1) Set RequiredZ
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PROJECT SUMMARY 

PROJECT NUMBER HEARING DATE 
PRJ2023-003106-(5) June 24, 2026 
REQUESTED ENTITLEMENT(S)   
Conditional Use Permit No. RPPL2023004561 
Minor Parking Deviation No. RPPL2023004570 
Variance No. RPPL2026001376 
 

OWNER / APPLICANT MAP/EXHIBIT DATE 
McDonald’s Corporation  April 1, 2026 

PROJECT OVERVIEW 
A request to rebuild and expand a drive-through restaurant, including replacement of a 2,277-square-foot 
restaurant building damaged in the Eaton Fire with a 4,142-square-foot restaurant building, and expansion of the 
former drive-through from one lane to two lanes in the C-3 (General Commercial) Zone and Altadena Community 
Standards District. The Project also includes a Minor Parking Deviation to authorize a reduction of the required 24 
parking spaces to 17 spaces, and a Variance to authorize a 15-foot-tall pole-mounted freestanding sign to replace 
the previous monument-style freestanding sign. 

LOCATION ACCESS 
1306 North Altadena Drive, Altadena North Altadena Drive, East Washington Boulevard 

ASSESSORS PARCEL NUMBER(S) SITE AREA 
5751-005-020 0.46 Acres 

GENERAL PLAN / LOCAL PLAN  ZONED DISTRICT PLANNING AREA 
West San Gabriel Valley Area Plan Altadena  West San Gabriel Valley 

LAND USE DESIGNATION ZONE 
GC (General Commercial) C-3 (General Commercial) 

PROPOSED UNITS MAX DENSITY/UNITS COMMUNITY STANDARDS DISTRICT 
N/A N/A Altadena 

ENVIRONMENTAL DETERMINATION (CEQA) 
N/A – Staff recommends that the project be redesigned.  

KEY ISSUES 
• Consistency with the Los Angeles County General Plan and the West San Gabriel Valley Area Plan 
• Satisfaction of the following portions of Title 22 of the Los Angeles County Code: 

o Section 22.20.040 (Development Standards for Commercial Zones) 
o Section 22.20.050 (Development Standards for Zones C-H, C-1, C-2, C-3, and C-M) 
o Section 22.112.070 (Required Parking Spaces) 
o Section 22.158.050 (Conditional Use Permit Findings and Decision) 
o Section 22.176.030 (Minor Parking Deviation Findings and Decision) 
o Section 22.194.050 (Variance Findings and Decision) 
o Section 22.320.060 (West San Gabriel Valley PASD Areawide Development Standards) 
o Section 22.320.070 (West San Gabriel Valley PASD Zone-Specific Development Standards) 
o Section 22.320.090 (Altadena Community Standards District) 

 
CASE PLANNER: PHONE NUMBER: E-MAIL ADDRESS: 

Melissa Reyes (213) 974-6411 mreyes2@planning.lacounty.gov 
 

EXHIBIT B



 

 

 
VIA ELECTRONIC MAIL 

 
 
August 21, 2025 
 
 
Ms. Chloe Watson 
Bickel Group Architecture 
Via e-mail: cwatson@bickelgrp.com 
 
Dear Ms. Watson: 
 
COLLABORATING TO BUILD A BETTER McDONALD’S IN ALTADENA 
 
Thank you for contributing to Altadena’s recovery by proceeding with the Conditional Use 
Permit (“CUP”) application to rebuild the McDonald’s at 1306 N. Altadena Drive, which was 
submitted before the Eaton Fire.  We have reviewed the most recent application materials 
and are providing the following feedback for your consideration and follow up. 
 
Zoning Code Compliance 
 
Drive-Through Maintenance Plan 
 
The Altadena Community Standards District (“CSD”), County Code Section 
22.320.090.D.4.b.i.(1) (which has not yet been added to our online Zoning Code and is 
therefore attached for reference) states “The drive-through facility shall comply with the 
maintenance plan submitted as part of the application” (page 45).  A maintenance plan was 
not submitted with the application, so please submit one.  
 
West San Gabriel Valley Planning Area Standards District (“PASD”) and Altadena CSD 
 
The CUP application was submitted on September 21, 2023, before the West San Gabriel 
Valley PASD, which includes updates to the Altadena CSD, took effect on April 10, 2025.  
County Code Section 22.246.020 (Applicability of Zone Changes and Ordinance 
Amendments) states that an applicant can choose to have an application be subject to the 
zoning and regulations that applied prior to the effective date of an ordinance amendment, 
such as the PASD, provided that the project’s floor area or lot coverage do not increase.  On 
June 14, 2025, a revised site plan was submitted that expanded the McDonald’s floor area 
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by 1,940 square feet.  Therefore, this project must now comply with the West San Gabriel 
Valley PASD and the updated Altadena CSD. 
 
Please review the following West San Gabriel Valley PASD and Altadena CSD standards 
that apply to this project, which have not yet been added to our online Zoning Code and are 
therefore attached for reference: 
 
Buffer requirements for drive-throughs (page 46).  The buffer, which may include a six-foot-
tall solid wall, must be provided to reduce noise trespass from the drive-through to any 
adjacent residential lot.  Please add this buffer to the southern and eastern property lines, 
as there is an adjacent residential lot to the southeast.  Indicate the location of this buffer on 
the site plans and provide elevations of the wall and/or other buffer.    

 
Pedestrian character (pages 54 through 58).  The following requirements apply to East 
Washington Boulevard, which is considered a Commercial Corridor: 

 At least 55 percent of the total length and 40 percent of the total area of the façade of 
the building on the ground floor must be devoted to windows, interior views, or interior 
displays, visible to pedestrians. Glass must be transparent or lightly tinted.  Please 
include calculations and material notes on the elevations. 

 Pedestrian exclusive circulation areas within the boundaries of the private property 
must be improved with permeable paving materials, such as brick, paver tile, or 
pervious concrete. Please show and include material notes on the site plan. 

 Buildings must incorporate at least three architectural elements or desirable uses as 
listed in Table 22.320.080.070-H (page 57). Please update the elevations as needed 
and include notes specifying which elements are incorporated. 

 All parking must be provided in the rear of the commercial structure and completely 
screened from view from the street. Screening materials may include walls and/or 
landscaping.  Please update the site plan as needed. 

 The required trash enclosure must be enclosed by a decorative wall measuring at 
least five feet tall, but not more than six feet tall, and must have solid doors.  Please 
update the site plan as needed and provide elevations of the trash enclosure.  Also, 
note our comment under “Design Recommendations”, below. 

 
Signs (pages 48 through 52).  Please provide details for all proposed business identification 
signs, drive-through signs, freestanding business signs, and wall business signs, so we can 
evaluate compliance. 
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Please note that the following standards can be modified. Any modification request(s) are 
subject to the findings in County Code Section 22.160.050.B (Findings and Decision for 
Minor CUPs) and County Code Section 22.320.090.F.4.a: 

 Pedestrian character. 
 Signs, but only related to the area and number of signs. 

 
Modification request(s) can be added to the pending CUP application, and a separate Minor 
CUP application is not required.   
 
The standards for buffer requirements for drive-throughs and signs, other than those related 
to the area and number of signs, can only be modified with a Variance (page 67) subject to 
the findings in County Code Section 22.194.050.B (Findings and Decision for Variance). 
 
If you choose to amend the pending CUP application and/or apply for a Variance to modify 
development standards, the Variance application will be reviewed concurrently with the CUP, 
and the Regional Planning Commission (“RPC”) will consider both applications during their 
public hearing.  However, we recommend that you consult with our team before requesting 
any modifications so we can determine whether we can recommend approval to the RPC. 
 
Design Recommendations 
 
We strongly recommend the following design improvements for this important project and 
would like to recommend a mutually agreeable design to the RPC: 
 
Pursuant to the pedestrian character requirements cited above, the required trash enclosure 
must be located to the rear of the property.  Although the required trash enclosure is currently 
located to the rear of the property, please move it towards the southeastern corner, which is 
the location furthest away from Altadena Drive and Washington Boulevard.   
 
Provide an accessible pedestrian path of travel directly from Altadena Drive to the building. 
Please avoid having the path of travel cross the drive-through lanes.   
 
As currently designed, the doors along the west elevation hinder access for people with 
disabilities, in compliance with the Americans with Disabilities Act, when open.  Please 
update the site plan so the doors will swing inward instead of outward. 
 
This property is an important gateway into Altadena from the south and west.  Please provide 
a freestanding community identification monument sign, in compliance with County Code 
Section 22.114.200.A (Community Identification Signs), on the Altadena Drive frontage 
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facing south so that people will see it on their way into Altadena.  Two possible locations are 
near the corner of Altadena Drive and Washington Boulevard, adjacent to the existing 
freestanding sign that was damaged by the Eaton Fire, or further south on Altadena Drive. 
 
Our most important recommendation is to improve the design of the building to reflect 
Altadena’s unique community character and symbolize its recovery following the Eaton Fire.  
Although we understand that McDonald’s has a strong corporate identity for its buildings, we 
know that this standard design has been modified to fit in with the communities that they 
serve.  For example, we collaborated with McDonald’s to customize the design of their 
location in Castaic when they remodeled it several years ago.  The design included earth 
tone colors and a tile roof to better integrate with its surroundings and Castaic’s community 
character (see Google Street View image).  Given that this is a new building, and not a 
remodel of an existing building, we see an opportunity to create a much more unique and 
impactful design that will make the community proud. 
 
Please see Attachment A for examples of three architectural styles that were commonly used 
for commercial buildings in Altadena before the fire: 

 Art Deco 
 Mediterranean Revival / Spanish 
 Mid-Century Modern 

 
We recommend that the building be redesigned to use one of these styles, or another locally 
used architectural style, to better reflect the architectural character and history of the area.  
We encourage you to submit concepts using each architectural style and/or multiple 
concepts using one architectural style. 
 
The building can provide more interest on the west elevation facing Altadena Drive.  We 
recommend a mural in collaboration with a local artist.  Altadena has many murals that are 
valued by the community (for example, see this Google Street View image of a mural on the 
west elevation of the Grocery Outlet building facing Lake Avenue and see this Google Street 
View image of a mural on the east elevation of the Altadena Hardware building facing an 
adjoining alley).  The mural could also wrap around to the north elevation to further highlight 
the main pedestrian entrance.  The design of the mural could be coordinated with the design 
of the freestanding community identification monument sign to provide a cohesive and 
comprehensive design for the entire site. 
 
If you have any questions regarding this letter, please contact Zoe Axelrod at 
zaxelrod@planning.lacounty.gov.  After we receive your follow up items, we may have 
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additional feedback, although we are committed to scheduling the RPC public hearing as 
soon as possible.  Thank you for your collaboration with us. 
 
Sincerely,  
 
 
 
Mitch Glaser, AICP, Assistant Deputy Director 
Current Planning Division 
 
Attachments: 

1. Examples of Architectural Styles in Altadena 
2. West San Gabriel Valley PASD and Altadena CSD Provisions 

  



 
Ms. Chloe Watson 
Collaborating to Build a Better McDonald’s in Altadena 
August 21, 2025 
Page 6 
 

 

Attachment 1: Examples of Architectural Styles in Altadena 
 
Art Deco 
 

 
 
Mediterranean Revival / Spanish 
 

 
 
Mid-Century Modern 
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iii. The applicant: 

(1) Is the owner of the lot where such off-site or 

shared parking facility is located; or 

(2) Has control and/or authority for required 

parking for as long as the use permit is valid. 

11. Height Limit.  Notwithstanding the base zone standards in Title 22, 

a building or structure in Zone C-3 or MXD shall not exceed a height of 50 feet above 

grade, excluding elevator shafts, stairwells, chimneys, rooftop antennas, rooftop 

mechanical equipment, structure-mounted renewable energy systems, and rooftop 

recreational spaces, except that the portion of any building sharing a common side or 

rear lot line with property located within a residential zone shall have a step-back from 

the common side or rear lot line so that the height of the building in Zone MXD is no 

greater than 25 feet at the edge of the building wall facing that common lot line, and 

shall be recessed back one foot for every one foot increase in building height, up to a 

maximum height of 50 feet. 

22.320.080  Modification of PASD Development Standards. 

A. Applicability.  The modification of PASD standards in this Chapter, 

including the PASD area wide and CSD standards, unless otherwise specified by the 

CSD, are subject to a minor conditional use permit (Chapter 22.160, Conditional Use 

Permits, Minor). 
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(2) Automobile parking is provided in accordance 

with Chapter 22.112 (Parking) except as modified in Subsection D.4.c.i, below, for 

outdoor dining. 

ii. Auto Repair Uses.  Where auto repair uses are 

permitted as a primary or incidental use, the following development standards shall 

apply: 

(1) Any auto repair use shall comply with 

Section 22.140.110 (Automobile Body and Fender Repair, Painting, and Upholstering as 

an Accessory Use); 

(2) There shall be no more than three service 

bays; and 

(3) Any required customer parking area shall not 

be used to store vehicles for repair. 

b. Uses Subject to Permit. 

i. Drive-through Facilities.  Drive-through facilities shall 

be permitted, provided a Conditional Use Permit has first been obtained.  In addition to 

Section 22.158.060 (Conditions of Approval), the Commission or Hearing Officer may 

modify any of the prescribed development standards, below: 

(1) The drive-through facility shall comply with the 

maintenance plan submitted as part of the application; 

(2) The location of the drive-through area, 

including cashier microphone, speakers and drive-through lane, shall be a minimum 
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20 feet from the property line of any adjacent residentially zoned lot, and speakers and 

lighted menus shall be oriented away from such lots; 

(3) Hours of operation for the drive-through area 

shall be no earlier than 6:00 a.m. and no later than 12:00 a.m.; and 

(4) A buffer, which may include a six-foot solid 

wall, as depicted on the site plan, shall be provided to reduce noise trespass from the 

drive-through to any adjacent residentially zoned lot. 

c. Development Standards. 

i. Parking.  Automobile parking shall be provided in 

accordance with Chapter 22.112 (Parking) and comply with current requirements for 

accessible parking for people with disabilities, except that the following requirements 

shall apply: 

(1) Retail, or Restaurants and Other Eating 

Establishments, Including Food Take-Out and Outdoor Dining.  Automobile parking shall 

comply with Table 22.320.090-G, below, where applicable.  Where such retail or 

restaurant and other eating establishment incudes a drive-through facility or banquet 

facility, Chapter 22.112 (Parking) shall supersede this Subsection D.4.c.i: 
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of this Chapter, the total gross floor area of a lot shall not exceed 1.8 times the total 

area of such lot. 

iv. Signage.  New signage shall be provided in 

accordance with Chapter 22.114 (Signs), except as specified below.  The sign 

regulations contained herein shall not affect existing signs, which were legally 

established according to this Title 22. 

(1) Size.  Maximum height of letters shall be 

restricted to 18 inches. 

(2) Wall Business Signs.  Wall Business Signs 

shall comply with Section 22.114.110 (Wall Business Signs), except where modified 

below: 

(a) The wall business sign shall be mounted 

flush and affixed securely to a building wall and may project a maximum of 12 inches 

from the building wall or permanent roofed structure to which they are mounted; 

(b) In addition to the standards in 

Section 22.114.110.C (Height Permitted), the wall business sign may not extend above 

the roofline and may not extend into the right-of-way beyond the building face or the 

soffit line of the building; 

(c) Each business in a building may be 

permitted a maximum of one wall-mounted sign.  Businesses with more than one 

frontage or entry may have one sign for each frontage or entry; 
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(d) Each ground-floor business 

establishment fronting on or oriented toward one or more public street, highway, or 

parkway shall be permitted as follows: 

(i) Where the public right-of-way has 

a minimum width of 80 feet, a maximum of one square foot of wall sign area for each 

linear foot of building frontage; and 

(ii) Where the public right-of-way has 

a width of less than 80 feet, a maximum of one-half square foot of wall sign area for 

each linear foot of building frontage. 

(e) Where a ground floor business 

establishment fronts a parking lot hidden from the street, alley, open mall, landscaped 

open space, or other public way, the exterior building wall facing such parking lot, alley, 

open mall, landscaped open space, or other public way shall be considered a building 

frontage for purposes of computing the sign's permitted sign area. 

(3) Freestanding Signs.  Except as provided 

below, Section 22.114.120 (Roof and Freestanding Business Signs), relating to 

freestanding signs, remain applicable.  On lots with 100 feet or more of street frontage, 

freestanding business signs with a solid base that rests directly on the ground may be 

permitted, provided: 

(a) Said sign shall not exceed five feet in 

height as measured vertically from ground level to the top of the sign; and 
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(b) Said sign shall not exceed 

40 square feet of sign area. 

(4) Projecting Signs.  One projecting business sign 

shall be permitted per building frontage for the same business.  The area of the 

projecting sign faces shall be subtracted from the total allowable signage area. 

(5) Window Signs. 

(a) Window signs shall be displayed only on 

the interior of windows or door windows of ground-floor or second-floor businesses; and 

(b) Maximum area shall not exceed 

25 percent per transparent glass area of the window (total window area visible from the 

exterior of the building). 

(6) Awning Signs.  Awning signs, which are 

considered the same as a projecting sign for purposes of regulation, shall comply with 

the following: 

(a) The maximum area of awning signs, 

which are allowed in addition to business wall signage, shall not exceed 20 percent of 

the exterior surface of each awning for the ground floor and the second-floor level; 

(b) Awning signs shall not be permitted 

above the second-floor level; and 

(c) Maximum letter height for awning signs 

shall not exceed ten inches. 
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(7) Building Tenant Information/Identification 

Signs. 

(a) Multi-tenant buildings and businesses 

with entrances located within building pass-through may list the names of tenants on a 

building directory located near each major building or pass-through entrance; 

(b) Each tenant is allowed a maximum of 

two square feet of signage per directory, in addition to wall signage; 

(c) New building identification signage 

applied to new construction or existing buildings shall be limited to one sign per principal 

entrance per frontage, not exceeding a maximum of 15 square feet each; 

(d) All existing built-in signs (permanent 

signs that are constructed as an integral part of the building fabric which they identify) in 

good repair are exempt from these sign provisions.  Marquees and canopies shall not 

be considered to be built-in signs; 

(e) Metal plaques listing the building name 

and/or historical information permanently affixed in a flush manner to the building and in 

good repair are exempt from these sign provisions; and 

(f) The height and placement of signs shall 

be similar for each business or storefront. 

(8) Prohibited Signs: 

(a) Flashing, animated or audible signs, 

except marquee signs which display time and temperature; 
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(b) Signs which rotate, move, or simulate 

motion; 

(c) Signs with exposed bracing, guy wires, 

conduits, or similar devices; 

(d) Roof signs (any sign erected and 

maintained upon or over the roof of any building); 

(e) Outdoor advertising signs (billboards); 

and 

(f) Box signs. 

v. Design Standards.  Proposed improvements, 

renovations of existing buildings, and changes to buildings shall conform to the following 

design standards: 

(1) Materials, Colors, and Equipment. 

(a) Any building elevation shall be 

architecturally treated in a consistent manner, including the incorporation within the side 

and rear building elevations of some or all of the design elements used for the primary 

façades; 

(b) Neon Colors.  The use of neon colors 

shall be limited to architectural accent features and not exceed 20 percent of a building 

frontage surface; and 
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(d) Building security grilles shall be 

side-storing, concealed interior grilles, which are not visible from the exterior of the 

building when not in use (during business hours), or grilles which can be concealed in 

the architectural elements of the building. 

vi. Buffers.  When a parking lot or commercial structure 

is adjacent to a side yard or rear yard of a residentially zoned lot, the following 

development standards shall apply: 

(1) Landscaping.  A five-foot landscaped buffer 

shall be provided.  Incidental walkways are prohibited from the landscaped area. 

(2) Encroachment Plane.  An encroachment plane 

shall be defined as an inclined plane, beginning at a stated height above average grade 

parallel to the property line, and extending into the interior of the site at a stated upward 

angle to the horizontal average grade perpendicular to the property line.  A 45-degree 

encroachment plane shall be required for new construction.  The encroachment plane 

shall extend from a six-foot height at the edge of the required landscaped buffer 

pursuant to Subsection D.4.c.vi.(1), above, adjacent to the side yard or rear yard of a 

residentially zoned lot.  Excluding landscaping, no portion of a structure shall extend 

beyond the encroachment plane. 

vii. Pedestrian Character. 

(1) Commercial Corridor.  A commercial corridor 

shall mean a street which has a commercial focus, and which is identified below as 

having a special pedestrian potential near commercial zones.  Designated Commercial 
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Corridors for the purposes of this Section are Lake Avenue, Fair Oaks Avenue, 

Lincoln Avenue, North Allen Drive, and New York Drive near the intersection of 

North Allen Drive and New York Drive, Mariposa Street between El Molino Avenue and 

Lake Avenue, and East Washington Boulevard. 

(2) Pedestrian Entrance.  Where a lot abuts a 

Commercial Corridor, as identified in Subsection D.4.c.vii.(1), above, a pedestrian 

accessible entrance to the commercial structure shall be provided at or within ten feet of 

the property line along, at sidewalk level, facing, and directly accessible to the 

Commercial Corridor.  The entrance shall be oriented towards the Commercial Corridor, 

directly accessible to pedestrians off the street, and angled no more than 45-degrees 

askew of the property line delineating the edge of the Commercial Corridor, as 

measured along the base of the entrance. 

(3) Visual Interaction.  To encourage pedestrian 

activity and improve the quality of visual interaction offered to pedestrians, the following 

standards apply: 

(a) At least 55 percent of the total length 

and 40 percent of the total area of the façade of the building on the ground floor shall be 

devoted to windows, interior views, or interior displays, visible to pedestrians.  

Entrances, mirrored or highly reflective materials, densely tinted glass, displays or 

materials offering no view of the interior, or false windows shall not meet the 

requirements of this Subsection D.4.c.vii.(3); 



 

HOA.105082896.13 56 

(b) Transparent or lightly tinted material, 

such as glass, shall be used at or near the street level to allow maximum visual 

interaction between sidewalk areas and the interior of buildings.  Mirrored, highly 

reflective glass or densely tinted glass shall not be used except as an architectural or 

decorative accent totaling a maximum of 20 percent of the building façade; and 

(c) All entrances or windows provided for 

the purposes of meeting the requirements of this Subsection D.4.c.vii.(3) shall be 

located at sidewalk level, defined here as being no more than three feet above or below 

the sidewalk, as measured vertically from the midpoint of the base of the entrance or 

window.  Where a window exceeds 20 feet in length, the measurement shall be taken at 

increments of 20 feet.  Where a window base is located lower than three feet from the 

sidewalk, only the width or area of that portion within three feet of the sidewalk shall be 

counted towards the requirements of this Subsection D.4.c.vii.(3). 

(4) Pedestrian Flow.  Walk-up facilities shall be 

recessed and provide adequate queuing space to avoid interruption of the pedestrian 

flow. 

(5) Building Façade.  A minimum of 50 percent of 

the building frontage above the first story shall be differentiated by recessed windows, 

balconies, offset planes, or other architectural details which provide dimensional relief.  

Long, unbroken building façades are to be avoided. 
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(6) Roof Design.  New buildings or additions 

resulting in 100 feet or more of frontage shall incorporate varying roof designs and 

types. 

(7) Paving Materials.  Pedestrian exclusive 

circulation areas within the boundaries of the private property shall be improved with 

permeable paving materials, such as brick, paver tile, or pervious concrete. 

(8) Architectural Elements.  Buildings shall 

incorporate at least three of the following architectural elements or desirable uses, as 

listed in Table 22.320.080.070-H, below.  Where a building frontage exceeds 50 feet in 

length, an additional instance of the following architectural elements shall be used for 

each segment of 20 feet of frontage and distributed throughout the width of the building 

façade. 

TABLE 22.320.090-H:  ARCHITECTURAL ELEMENTS 
Arcading or arched passageways Decorative iron fences 
Arche Decorative iron grilles 
Awnings Forecourt, accessible to pedestrians 
Balconies Outdoor dining 
Bay windows Plazas, accessible to the public 
Benches or seating for pedestrians Raised planters 
Colonnades Recessed upper floor loggias or pergolas 
Courtyards, accessible to pedestrians Tile or masonry water fountains 
Decorative exterior stairs  

 
(9) Building Setback.  Buildings shall be set back a 

minimum of two feet from the property line adjoining a commercial corridor.  The 

two-foot setback area shall be designed as an extension to any abutting sidewalk, if 
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existing, and hardscaped or landscaped with plants, seating, or other architectural 

features. 

(10) Parking Access.  Not more than 20 feet of the 

commercial frontage shall be devoted to parking access, such as driveways.  Where 

additional driveway width is required for fire access or other legal requirements, no 

more than the minimum specified shall be provided. 

(11) Parking Areas.  Except fully subterranean 

structures or roof parking, completely screened from view from the street, all parking 

shall be provided in the rear of the commercial structure and completely screened from 

view from the street.  Screening materials may include walls and/or landscaping. 

(12) Landscape Plan.  New commercial structures 

or additions to commercial structures exceeding 500 square feet in gross floor area 

shall provide a landscape/irrigation plan.  Said plan shall depict required landscaping, 

including one 15-gallon tree for every 50 square feet of planter area. 

(13) Trash Enclosure.  The required trash bin shall 

be enclosed by a minimum five-foot to a maximum six-foot-high decorative wall, have 

solid doors, and be located in the rear of the lot. 

viii. Vacant lots.  Vacant lots shall be maintained free of 

debris, overgrown weeds, or junk or garbage. 

5. Zone C-2.  In addition to the uses and requirements under 

Subsection D.4, above, and for Zone C-2 in Chapter 22.20 (Commercial Zones), the 

following uses are permitted as follows: 
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v. Section 22.320.090.D.2.b (Front Yards); 

vi. Section 22.320.090.D.2.c (Building Design); 

vii. Section 22.320.090.D.3.b (Interior Side Yards); 

viii. Section 22.320.090.D.3.c (Rear Yards); 

ix. Section 22.320.090.D.3.d (Building Design); and 

x. Section 22.320.090.D.3.e (Structure Height and 

Setback). 

b. Commercial and Industrial Zones. 

i. Section 22.320.090.D.4.c.ii (Height); 

ii. Sections 22.320.090.D.4.c.iii (Floor Area Ratio), 

22.320.090.D.7.b (Floor Area Ratio), and 22.320.090.D.8.a (Floor Area Ratio); 

iii. Section 22.320.090.D.4.c.iv (Signage) related to area 

and number of signs; 

iv. Section 22.320.090.D.4.c.v (Design); 

v. Section 22.320.090.D.4.c.vi (Buffers); and 

vi. Section 22.320.090.D.4.c.vii (Pedestrian Character). 

c. Lake Avenue Mixed Use 'Center'. 

i. Section 22.320.090.E.1.c.i (Height Limits); and 

ii. Section 22.320.090.E.1.c.i (Floor Area Ratio). 

d. Modification of all other standards in the Altadena CSD shall 

be subject to a Variance (Chapter 22.194). 



 

 

 
VIA ELECTRONIC MAIL 

 
 
December 18, 2025 
 
 
Ms. Chloe Watson 
Bickel Group Architecture 
Via e-mail: cwatson@bickelgrp.com 
 
Dear Ms. Watson: 
 
PROPOSED McDONALD’S DRIVE-THROUGH AT 1306 N. ALTADENA DRIVE 
 
As you know, on August 21, 2025, we provided several corrections regarding the proposed 
McDonald’s drive-through at 1306 N. Altadena Drive.  We also provided several design 
recommendations to improve the project and encouraged your team to collaborate with us 
so we could recommend a mutually agreeable design to the Regional Planning Commission 
(“RPC”).  
 
We are aware that the Altadena Town Council (“Town Council”) reviewed the project at its 
meeting on October 24, 2025, and recommended approval, provided that left turns be 
restricted, with accompanying signage.  We value and respect the Town Council’s feedback 
as an important advisory body that represents the community and is diligently working 
towards its recovery following the Eaton Fire.  Although the project was proposed before the 
fire, we understand that it will contribute towards the community’s recovery and promote its 
economic development.  We do not have any concerns with the overall idea of the property 
being redeveloped with a new McDonald’s.  However, we are responsible for making the 
final recommendation to the RPC, and we cannot recommend approval of the project “as is” 
for the reasons explained below.  To keep the process moving, we are scheduling a public 
hearing before the RPC on March 11, 2026. 
 
On November 18, 2025, you provided updated materials and a comprehensive response to 
our corrections and design recommendations. We have reviewed the updated materials and 
your response letter, and these are our findings: 
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The following corrections related to the buffer and pedestrian character requirements in the 
West San Gabriel Valley Planning Area Standards District have not been addressed: 

 The Altadena Community Standards District (“CSD”) requires that a buffer, which may 
include a six-foot-tall solid wall, be provided to reduce noise trespass from the drive-
through to any adjacent residential lot.  A six-foot-tall buffer wall along the southern 
and eastern property lines is now shown on the site plan, as there is an adjacent 
residential lot to the southeast.  However, you have not provided elevations of the 
wall, as requested.   

 Buildings must incorporate at least three architectural elements or desirable uses as 
listed in County Code Table 22.320.090-H.  You stated that you are providing 
awnings, raised planters, and a bench.  However, the planters and bench are not 
shown on the site plan or elevations.  

 The required trash enclosure must be enclosed by a “decorative wall” measuring at 
least five feet tall, but not more than six feet tall, and must have solid doors. You 
provided a trash enclosure with an undecorated Concrete Masonry Unit wall and a 
wood trellis roof.  

 
Modifications are required for the following Altadena CSD standards: 

 At least 55% of the total length and 40% of the total area of the façade of the building 
on the ground floor must be devoted to windows, interior views, or interior displays, 
visible to pedestrians. Glass must be transparent or lightly tinted. The revised 
elevations meet the 55% and 40% requirements, but you are using spandrel glass for 
portions of the façade where the kitchen and equipment are located. The spandrel 
glass is opaque and does not meet the transparency requirement.  

 Pedestrian exclusive circulation areas within the boundaries of the private property 
must be improved with permeable paving materials, such as brick, paver tile, or 
pervious concrete.  You responded that it is not feasible to provide permeable paving 
next to the building foundation and suggested providing colored concrete instead.  

 All parking must be provided in the rear of the commercial structure and completely 
screened from view from the street using walls and/or landscaping.  The parking lot 
is adjacent to the public right-of-way and is not completely screened from view, 
although you provided a landscaped strip with trees between the parking lot and 
Altadena Drive.  

 
These modifications require a Minor Conditional Use Permit (“Minor CUP”), subject to the 
findings in County Code Section 22.160.050 and the following additional findings in the 
Altadena CSD: 

 The application of the standards for which modification is sought would result in 
practical difficulties or unnecessary hardships if not granted. 
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 There are exceptional circumstances or conditions applicable to the subject property 
or to the intended development of the subject property that do not apply to other 
properties within the area governed by this CSD. 

 The requested modification will not be contrary to the purpose of this CSD or the West 
San Gabriel Valley Area Plan. 

 
Based on the current design, which does not incorporate many of our previous 
recommendations, we cannot recommend that the RPC make these findings. 
 
The updated materials include a new 23-foot-tall pole-mounted freestanding sign at the 
intersection of Altadena Drive and Washington Boulevard that would replace the previous 
freestanding sign, which was smaller and monument-style.  The Altadena CSD states that 
freestanding signs may be permitted if they have a solid base that rests directly on the ground 
(i.e., monument-style), do not exceed five feet in height, and do not exceed 40 square feet 
of sign area (40 square feet on each face if there are two or more faces).  Therefore, the new 
sign does not comply with the CSD.  The CSD allows modifications related to the area and 
number of signs with a Minor CUP, but not the height or the monument-style 
requirement.  Therefore, the sign, as proposed, requires a Variance.  We cannot recommend 
that the RPC make the findings in County Code Section 22.194.050. 
 
The following design recommendations have not been incorporated: 

 We requested that you provide an accessible pedestrian path of travel directly from 
Altadena Drive to the building, and that you avoid having the path of travel cross the 
drive-through lanes. You said this is not feasible due to the configuration of the site.     

 We requested that you revise the door swings on the west side of the building, 
adjacent to the pedestrian path of travel, so as not to hinder access, as required by 
the Americans with Disabilities Act. You did not revise the door swings but said there 
is room for people “walking.” However, it is unclear whether wheelchair users, 
strollers, etc. would have enough room to maneuver past the building with the doors 
open.  

 As this property is an important gateway into Altadena from the south and west, we 
requested that you provide a freestanding community identification monument sign, 
in compliance with County Code Section 22.114.200.A (Community Identification 
Signs), on the Altadena Drive frontage facing south so that people will see it on their 
way into Altadena.  We suggested two possible locations: near the corner of Altadena 
Drive and Washington Boulevard, adjacent to the previous freestanding sign that was 
damaged by the Eaton Fire, or further south on Altadena Drive. As noted above, you 
provided a branded “golden arches” pole-mounted freestanding sign at the 



 
Ms. Chloe Watson 
Proposed McDonald’s at 1306 N. Altadena Drive 
December 18, 2025 
Page 4 
 

 

intersection of Altadena Drive and Washington Boulevard but did not provide a 
community identification sign.  

 We requested that you provide a mural along the west elevation, in collaboration with 
a local artist. You did not respond to this request.  You added windows to the 
restrooms using spandrel glass, which we did not require or recommend, but there is 
still sufficient space for a mural along the west elevation.  As we noted, the mural 
could potentially wrap around to the north elevation.  A mural could also be provided 
along the east elevation because it is visible to people traveling west on Washington 
Boulevard into Altadena. 

 We recommended that the building be redesigned in an Art Deco, Mediterranean 
Revival/Spanish, or Mid-Century Modern style, or another locally used architectural 
style, to better reflect the architectural character and history of the area. You made a 
minimal effort to revise the standard corporate building design as a nod to Mid-
Century Modern architecture, but we feel you can make a better effort to push the 
design much further, or you could instead make a genuine effort to use an Art Deco, 
Mediterranean Revival/Spanish, or another locally used architectural style.  

 
As noted above, we are scheduling a public hearing before the RPC on March 11, 2026. 
Based on the project “as is,” and given your inability to meaningfully address our comments 
– especially those related to architectural style, community signage, and a potential mural –
we cannot recommend that the RPC make the findings necessary to approve the Conditional 
Use Permit for the overall project, the Minor CUP for the CSD modifications, and the 
Variance.  However, we will not recommend approval or denial.  Instead, we will recommend 
that the RPC direct you to redesign the project, with specific feedback related to the items 
mentioned above, and continue the public hearing to a date certain.   
 
If you have any questions regarding this letter, please contact Zoe Axelrod at 
zaxelrod@planning.lacounty.gov.   
 
Sincerely,  
 
 
 
Mitch Glaser, AICP, Assistant Deputy Director 
Current Planning Division 
 
MG:ZA 
 
c: Amy J. Bodek, AICP, Director of Regional Planning 



 00263A MINOR CONDITIONAL USE PERMIT 
STATEMENT OF FINDINGS 

Pursuant to County Code Section 22.160.050 (Findings and Decisions), the applicant shall 
substantiate the following: 

(Do not repeat the statement or provide Yes/No responses.  If necessary, attach additional pages.) 

1. The proposed use will be consistent with the adopted General Plan for the area.

2. The requested use at the location proposed will not:
a. Adversely affect the health, peace, comfort, or welfare of persons residing or working in the

surrounding area;
b. Be materially detrimental to the use, enjoyment, or valuation of property of other persons located in

the vicinity of the site; and
c. Jeopardize, endanger, or otherwise constitute a menace to the public health, safety, or general

welfare.

3. The proposed site is adequate in size and shape to accommodate the yards, walls, fences, parking and
loading facilities, landscaping, and other development features prescribed in this Title 22, or as is otherwise
required in order to integrate said use with the uses in the surrounding area.

4. The proposed site is adequately served:
a. By highways or streets of sufficient width, and improved as necessary to carry the kind and quantity

of traffic such use would generate; and
b. By other public or private service facilities as are required.

EXHIBIT D

https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV8PERELEAC_CH22.160COUSPEMI_22.160.050FIDE


  

 
 
 
 

March 3, 2026 

 

LA County Planning  

Attn: Zoe Axelrod 

 

Re:   McDonald’s 

Additional Findings for Altadena CSD 

 

Dear to whom it may concern, 

 

The subject project is requesting three (3) modifications. These modifications per Section 22.360.090 

include: 

 

a. Per Section 22.320.090.D.4.c.vii.(3): Pedestrian Character: 

(3) Visual Interaction. To encourage pedestrian activity and improve the quality of visual interaction 

offered to pedestrians, the following standards apply: 

(a) At least 55 percent of the total length and 40 percent of the total area of the façade of the 

building on the ground floor shall be devoted to windows, interior views, or interior displays, visible 

to pedestrians. Entrances, mirrored or highly reflective materials, densely tinted glass, displays or 

materials offering no view of the interior, or false windows shall not meet the requirements of this 

Subsection D.4.c.vii.(3); 

(b) Transparent or lightly tinted material, such as glass, shall be used at or near the street level to 

allow maximum visual interaction between sidewalk areas and the interior of buildings. Mirrored, 

highly reflective glass or densely tinted glass shall not be used except as an architectural or 

decorative accent totaling a maximum of 20 percent of the building façade; and 

(c) All entrances or windows provided for the purposes of meeting the requirements of this 

Subsection D.4.c.vii.(3) shall be located at sidewalk level, defined here as being no more than three 

feet above or below the sidewalk, as measured vertically from the midpoint of the base of the 

entrance or window. Where a window exceeds 20 feet in length, the measurement shall be taken at 

increments of 20 feet. Where a window base is located lower than three feet from the sidewalk, only 

the width or area of that portion within three feet of the sidewalk shall be counted towards the 

requirements of this Subsection D.4.c.vii.(3). 

 

Modification request: Spandrel glass in lieu of transparent glazing at roof level and back of house 

areas along the north elevation 

 

b. Per Section 22.320.090.D.4.c.vii.(7) Pedestrian Character: 

(7) Paving Materials. Pedestrian exclusive circulation areas within the boundaries of the private property 

shall be improved with permeable paving materials, such as brick, paver tile, or pervious concrete. 

 

Modifications request: Colored concrete for pedestrian exclusive circulation areas in lieu of permeable 

paving. 

 

c. Per Section 22.320.090.D.4.c.vii.(11) Pedestrian Character: 

(11) Parking Areas. Except fully subterranean structures or roof parking, completely screened from view 

from the street, all parking shall be provided in the rear of the commercial structure and completely 

screened from view from the street. Screening materials may include walls and/or landscaping. 

 

Modification request: Parking allowed along W Altadena Drive in lieu of rear of the commercial 

structure.  
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In summary, the modifications include the incorporation of spandrel glass along the North elevation 

to meet the required Commercial Corridor visual interaction of 55% of the total length and 40% of the 

total area of the façade on the ground floor (Section 22.320.090.D.4.c.vii.(3)) in lieu of transparent 

glazing, adding colored concrete along pedestrian exclusive circulation areas in lieu of permeable 

paving (Section 22.320.090.D.4.c.vii.(7)), and parking located along W Altadena Drive in lieu of at the 

rear of the building (Section 22.320.090.D.4.c.vii.(11)). These modifications will allow the project to be 

viable and successful at this site. The North elevation complies with providing the visual interaction of 

55% of the total length and 40% of the total area of façade on the ground floor. To meet the 

requirement the glazing will need to be located at roof areas and back of house areas. The spandrel 

glass will still provide the visual interaction offered to pedestrians along the Commercial Corridor. 

Providing transparent glazing at the dining area enhances the visual connectivity from the exterior 

allowing pedestrians to engage with the user inside. The pedestrian exclusive circulation areas are 

located directly next to the building. Providing permeable paving along the building will conflict with 

LA County’s drainage and grading/policy and the building will run into structural integrity and durability 

issues. Colored concrete is a great alternative to highlight the pedestrian exclusive areas while 

maintaining the building’s foundation. Parking spaces along W Altadena Drive will be screened by a 

3FT wood fence and landscaping to ensure the parking spaces will be screened from view. The 

proposed modifications will ensure better site circulation, organization, and project safety. These 

modifications will be consistent with the goals, policies, and plans of City of Altadena and County of 

LA. See below for findings: 

 

i. The application of the standards for which modification is sought would result in practical 

difficulties or unnecessary hardships if not granted.  

 

The application of the standards would create practical difficulties with the site’s narrow 

configuration, existing curb cuts, and sloped topography. Requiring total transparency 

glazing, permeable paving near the building, and parking to be to the rear of the building 

would conflict with the following: 

- ADA accessibility compliance 

- Required drive aisle and parking stall dimensions 

- Site circulation 

 

The requested modifications relieve these physical constraints while achieving the CSD 

standards. 

 

ii. There are exceptional circumstances or conditions applicable to the subject property or 

to the intended development of the subject property that do not apply to other properties 

within the area governed by this CSD. 

 

The subject project is uniquely constrained by the following: 

- A narrow lot width 

- Existing grade requiring retaining walls 

 

Due to the narrow dimensions of the site makes the execution of building enhancements, 

paving areas, and parking locations not feasible for commercial use.  

 

iii. The requested modification will not be contrary to the purpose of this CSD or the West 

San Gabriel Valley Area Plan.  

 

The requested modifications will enhance the existing site. The requested modifications 

will still allow the project to be consistent with the intent of this CSD with the following: 
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- Providing glazing along the Commercial Corridor along E Washington Boulevard 

- Providing a decorative paving at pedestrian exclusive circulation areas.  

- Enhancing site circulation, safe vehicular circulation, ADA accessibility 

standards, and required drive aisle widths. 

- Enhances building operations 

 

The requested modifications will not be contradictory to the purpose of this CSD or 

the West San Gaberiel Valley Area Plan. 

 

 

Sincerely, 

 

Chloe Watson 

Bickel Group Architecture 
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VARIANCE 
STATEMENT OF FINDINGS 

Because of special circumstances or exceptional characteristics applicable to the 
property, the strict application of the County Code deprives such property of privileges 
enjoyed by other property in the vicinity and under identical zoning classification.

B.2 The modification authorized will not constitute a grant of special privilege 
inconsistent with the limitations upon other properties in the vicinity and zone in which the 
property is situated. 

B.3 Strict application of zoning regulations as they apply to such property will result in 
practical difficulties or unnecessary hardships inconsistent with the general purpose of 
such regulations and standards.

https://library.municode.com/ca/los_angeles_county/codes/code_of_ordinances?nodeId=TIT22PLZO_DIV8PERELEAC_CH22.194VA_22.194.050FIDE
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B.4 Such adjustment will not be materially detrimental to the public health, safety, or 
general welfare, or to the use, enjoyment, or valuation of property of other persons 
located in the vicinity.

 



PHOTOS - JULY 17, 2025 EXHIBIT E



PHOTOS - JUNE 4, 2026
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	Text1: The proposed use is a drive-through McDonald's. A drive-through McDonald's was the previous use at the site before it was affected by the Eaton Fire.  The proposed building and site layout is similar to previous building's and sites orientation. The proposed use is consistent with the adopted General Plan.
	Text2: The proposed use of the site will not negatively impact on the health, peace, comfort, or general welfare of individuals living or working in the area. It will not harm the use, enjoyment, or value of nearby properties, nor will it pose any risk or threat to public health, safety, or overall community welfare. The proposed site building and layout will be an improvement to the previous drive-through McDonald's. This project will enhance the building and site's ADA compliance, circulation, and operations.
	Text3: The applicant is requesting three (3) minor modifications to the CSD standards.
First modification is requesting spandrel glass in lieu of transparent glazing in certain areas. The project meets the required area and length of windows along the ground floor. Due to the site’s narrow constraints, the elevation provided along E Washington Drive is limited. The areas where the glazing is located will be at roof levels and back of house areas to meet the requirement. As a result, the glazing in these locations will need to be spandrel glass and not meet the CSD standard of transparent glass. The proposed spandrel glass will allow the north elevation to be in align with the CSD design standards.
Second modification request is proposing colored concrete in lieu permeable paving along pedestrian circulation areas. The pedestrian pathways are located directly adjacent to the building, and installing permeable paving in close proximity to the structure could create long-term structural integrity and durability concerns. The proposed colored concrete will clearly define pedestrian areas while ensuring long-term performance and safety and still align with the CSD design standards.
Third modification request is to provide parking with wood fence and landscape screening along N Altadena Drive in lieu of the CSD standard encouraging parking at the rear of commercial structures. We are proposing a site configuration similar to the original layout prior to the impact of the Eaton Fire. Due to the site’s narrow configuration, locating all parking at the rear would significantly constrain circulation, reduce site functionality, and hinder the overall viability of the project. Parking areas along Altadena Drive will be appropriately screened to maintain visual quality and compatibility with the surrounding area.
The proposed modifications will improve overall site circulation, organization, and functionality. They remain consistent with the goals and policies of Los Angeles County and do not compromise the intent of the CSD standards. The site configuration continues to accommodate required setbacks, walls, fences, parking, landscaping, drainage, circulation, and other development features as prescribed by Title 22.


	Text4: The proposed site is along N Altadena Drive and E Washington Boulevard. The proposed site is adequately served by streets of sufficient width. The existing curb cuts will be improved to comply with current standards. The site was previously operated as a McDonald's prior to the Eaton Fire and functioned adequately as well. 
	Because of special circumstances or exceptional characteristics applicable to the property the strict application of the County Code deprives such property of privileges enjoyed by other property in the vicinity and under identical zoning classificationRow1: The applicant requests a variance for a pole sign at the northwest corner of the site. The proposed sign will be 15 feet high, featuring the McDonald's Golden arches and the message "Altadena Welcomes You". Please see submitted sign program. Due to the site's corner location, a pole sign provides site visibility compared to the previous monument sign. A pole sign also exists across the street under the same zoning classification, demonstrating compatibility with the area and consistency with the intent of the zoning regulations. 
	B2 The modification authorized will not constitute a grant of special privilege inconsistent with the limitations upon other properties in the vicinity and zone in which the property is situatedRow1: This modification of a 15-foot pole sign will not constitute in a grant of special privilege. The commercial center across N Altadena Drive also provides a pole sign on their corner of N Altadena Drive and E Washington Boulevard.
	B3 Strict application of zoning regulations as they apply to such property will result in practical difficulties or unnecessary hardships inconsistent with the general purpose of such regulations and standardsRow1: The previous monument sign substantially limited site visibility and hindered safe access. To address these practical difficulties while maintaining the intent of zoning requirements, The City of Altadena required the replacement of the monument sign with a pole sign, which provides adequate visibility and still aligns with the County's goals. Without this relief the strict application of zoning regulations will result in practical difficulties and unsafe measures for the community. 
	B4 Such adjustment will not be materially detrimental to the public health safety or general welfare or to the use enjoyment or valuation of property of other persons located in the vicinityRow1: The proposed 15-foot pole sign will not be detrimental to public health, safety, or general welfare, nor will it adversely impact th use, enjoyment, or valuation of nearby properties. 


