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city of burbank
community development department

Planning Commission Minutes

October 13, 2025

CALL TO ORDER 6:01 p.m.

MOMENT OF Chair Wick led the moment of reflection.

REFLECTION

FLAG SALUTE Chair Wick led the flag salute.

ROLL CALL

Present- - - - Planning Commission Members: Chair, Samantha Wick;

Members, Mike Van Gorder, Jason Bennett,

Absent- - - - Vice Chair Safarian; Commissioner Mendez

Also Present- Chief Assistant City Attorney, Jill Vander Borght; Assistant
Community Development Director, Fred Ramirez; Planning
Manager, Scott Plambaeck; Principal Planner, Leonard Bechet;
Principal Planner, Daniel Villa; Senior Planner, David Kim;
Senior Planner, Vanessa Quiroz, Assistant Planner, Eduardo
Rendon; Clerical Worker, Diana Arias

ANNOUNCEMENTS  None.

HEARINGS PROJECT DESCRIPTION:

1. Project No. 24- The Applicant, Allen Matkins Leck Gamble Mallory & Natsis LLP, on
0000703, A behalf of Burbank Empire Center LC (Property Owner), has
Request for a submitted a request for a Variance and Lot Line Adjustment for the
Variance to Allow  Project Site located at 1791 North Victory Place. The Lot Line
A Front Yard Adjustment (LLA) is requested to align the existing property line
Setback Of 8.18- location of the Project Site with public improvements that were
feet for the constructed by Caltrans as part of the Interstate-5 (I-5)/Empire
Existing Sharky’s ~ Avenue Interchange Improvements Project (Interchange Project),
Restaurant as well as additional public sidewalk and landscaping improvements

Building; A Front remaining from the Interchange Project that will be constructed to
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yard Setback
Between 9.91-
and 9.95-feet for
the Adjacent
Trash Enclosure
to the West of
Sharky’s
Restaurant; and
a Retaining and
Garden Wall
Height of 9.5-
and 4-feet,
Respectively, as
a Result of a
Proposed Lot
Line Adjustment
to Align and
Correct the
Property Line
Location Along
West Empire
Avenue to be
Consistent with
the Approved
Public Right-Of-
Way
Improvements of
the I-5/Empire
Interchange
Improvements
Project for the
Subject Property
Located at 1791
North Victory
Place.

restore pedestrian circulation between Empire Avenue, Victory
Place, and the Burbank Empire Center. A Variance is also
requested because the Interchange Project improvements reduced
the setback along Empire Avenue near an existing restaurant
building (currently occupied by Sharky’s Woodfired Mexican Grill
(Sharky’s Restaurant) and adjacent trash enclosure locate on the
Project Site below the 15-foot setback required by the applicable
Planned Development (PD) 97-3 Zoning, The Variance also
includes a request to deviate from the maximum front yard wall
height requirement of 3 feet applicable to the Project Site under the
PD 97-3 Zone to accommodate the new public pedestrian
improvements.

ENVIRONMENTAL REVIEW:

It is Staff's assessment that the Project to be Categorically Exempt
from the California Environmental Quality Act (CEQA) under CEQA
Guidelines Section 15305(a) (Minor Alterations in Land Use
Limitations). The Project qualifies for this Categorical Exemption
because it involves a minor lot line adjustment, front yard setback
variance, and retaining and garden wall height variance that does
not result in any creation of a new parcel or intensification or change
of land use. The Project would correct the alignment of the property
line along West Empire Avenue to be consistent with public right-of-
way improvements that were constructed as part of the separate
Interchange Project. Staff has determined that there are no unusual
circumstances that would preclude use of this CEQA exemption.

Meeting Disclosures:
None.

Notices Given:

Assistant Community Development Director Ramirez confirmed for
the Commission that notices were given per the Burbank Municipal
Code requirements.

Written Communication:
None.

Staff Report:
David Kim, Senior
Commission.

Planner, presented the project to the

Applicant Presentation:

Lindsey Tabaian, representative of the applicant, Burbank Empire
Center, stated that she has been working with staff since 2016
regarding the Interchange Project. She provided a brief summary of
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why the Variance and Lot Line Adjustment request were needed to
complete the unfinished Caltrans public improvements of
Interchange Project adjacent to Burbank Empire Center. She also
let the Commission know that she is available to answer any
qguestions.

Public Comment:
None.

Staff Response to Applicant Presentation:
None.

Applicant Response:
None.

Commission/ Staff Q&A:

Commissioner Van Gorder asked if there will be any connectivity
between the upper level of Victory Boulevard and lower level of
Empire Avenue.

Senior Planner Kim explained there will be a public sidewalk that will
connect to the pedestrian sidewalk along Empire Avenue to Victory
Boulevard.

Commissioner Van Gorder asked who will pay for the sewer
easement.

Senior Planner Kim stated the proposed sewer easement would
have to go through a separate City Council public hearing and if
approved by Council, it would allow the City to access Burbank
Empire Center for sewer maintenance if needed.

Assistant Community Development Director Ramirez clarified that
the proposed new sewer easement is to memorialize the location of
existing infrastructure and the ability to access to the existing sewer
line area for future improvements.

Chair Wick asked if any business or traffic will be impacted by the
lot line adjustment.

Senior Planner Kim stated it will not affect any business or traffic.
Deliberation:
Commissioner Van Gorder made motion to approve Project No. 24-

0000703 a request for a Variance to allow a font yard setback of
8.18-feet for the existing Sharky’s Restaurant Building; A front yard
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2. Project No. 25-

0004932, A Zone
Text Amendment
to Amend the
Burbank
Municipal Code,
Title 10, Chapter
1 (Zoning) to
Establish and
Permit School-
Adult /
Vocational /
Trade as a New
Use in the
Industrial Zones.

setback between 9.91- and 9.95-feet for the adjacent trash
enclosure to the west of Sharky’s Restaurant; and a retaining and
garden wall height of 9.5- and 4-feet, Respectively, as a result of a
proposed Lot Line Adjustment to align and correct the Property Line
Location along west Empire Avenue to be consistent with the
approved Public Right-Of-Way Improvements of the I-5/Empire
Interchange Improvements Project for the Subject Property Located
at 1791 North Victory Place, seconded by Commissioner Bennett.

Motion carried by a 3-0 vote. Motion passes.

PROJECT DESCRIPTION:

A City initiated Zone Text Amendment to establish and permit
“School — Adult/Vocational/Trade” as a new use in the in M-1
(Limited Industrial) and M-2 (General Industrial) zones of the
Burbank Municipal Code (BMC), Title 10, Chapter 1, Zoning. The
proposed use shall be subject to a Conditional Use Permit (CUP).
The amendments shall also include a new definition for the use and
a minimum parking standard requirement.

ENVIRONMENTAL REVIEW:

It is Staff's assessment that the proposed ZTA and associated
Ordinance are exempt from the California Environmental Quality Act
(CEQA) pursuant to CEQA Guidelines Section 15061(b)(3), the
common-sense exemption. CEQA applies only to projects that have
the potential for causing a significant effect on the environment.
Where it can be seen with certainty that there is no possibility that
the ZTA activity in question has no possibility of causing significant
effect on the environment, the activity is not subject to CEQA. No
unusual circumstances exist that would preclude the use of this
exemption. This proposed ZTA is an administrative activity of the
city, which will have no potential significant environmental effect on
existing development.

Furthermore, pursuant to CEQA Guidelines Section 15378, this ZTA
and associated Ordinance are not considered a “project” subject to
the requirements of CEQA because as it has no potential for
resulting in either a direct physical change in the environment, or a
reasonably foreseeable indirect physical change in the environment
and instead involves administrative updates to the Burbank
Municipal Code. The proposed ZTA and associated Ordinance do
not effectuate any approvals of the use on a particular site as future
CUP requests for the proposed use would have to be evaluated
individually for compliance with applicable zoning regulations and
CEQA.
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Meeting Disclosures:
None.

Notices Given:

Assistant Community Development Director Ramirez confirmed for
the Commission that notices were given per the Burbank Municipal
Code requirements.

Written Communication:
None.

Staff Report:
Vanessa Quiroz, Senior Planner, presented the project to the
Commission.

Public Comment:
None.

Commission/ Staff Q&A:

Commissioner Bennett asked why staff decided to require a
Conditional Use Permit (CUP) for vocational schools in the industrial
zones when other types of schools in commercial zones require an
Administrative Use Permit (AUP).

Senior Planner Quiroz explained the reason staff is proposing this
process for vocational schools is based on staff’'s research of other
vocational schools that are currently operating in the City. The City
has become aware of impacts that they, at times, have onto
adjacent properties. Through the CUP process, it will allow staff to
look at the use more carefully to ensure the site can accommodate
the use and that the use is compatible with the surrounding
properties.

Commissioner Bennett then stated that these are industrial sites so
there should be less risk of impacting other sites negatively.

Senior Planner Quiroz elaborated that there could be potential
issues with the sites, layouts, and parking. There are areas that
have limited parking onsite and bringing in a new use, like a
vocational school, may result in parking impacts to the surrounding
industrial or residential neighborhoods.

Chair Wick asked if a vocational school would be considered a

sensitive use when considering it against other commercial uses,
such as Firearms.
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Chief Assistant City Attorney Vander Borght believed it is not but
could not conclusively answer.

Chair Wick asked if colleges are considered as a sensitive area,
similar to public schools.

Chief Assistant City Attorney Vander Borght stated that when
processing the Firearms Regulations, Woodbury University was not
considered a sensitive area; based on input from the City Planner.
The trade school located inside of the West Coast Custom building
also did not qualify as a sensitive use; based on input from the City
Planner.

Chair Wick asked for clarification regarding the proposed
amendment. Specifically, whether the action would be limiting
vocational schools to the industrial zones, or whether vocational
school would also be allowed in other areas throughout the city.

Assistant Community Development Director Ramirez explained that
in the past staff has used the interpretation of a school to apply to
vocational schools to allow them in different zones. However, since
it includes K-12 schools, the use is prohibited in industrial areas.

He further stated that staff has received a lot of interest in allowing
new vocational schools in the M-1 zone where there are
professional buildings can be readapted to accommodate schools.
The Community Development Director saw it as an opportunity to
present a Zone Text Amendment to address the demand now while
the City continues to work through the larger effort under the specific
plan and see where else vocational schools can be allowed. With
the new definition and new land use table vocational schools will be
allowed in the M-1 and M-2 zones. However, the Ordinance as
proposed would prohibit them in other zones throughout the city.
Lastly, staff took the approach of requiring a CUP in the M-1 and M-
2 zones to vet the use through a more rigorous process to ensure
that there are no impacts and that there are protections for the
surrounding neighborhoods if the demand gets too intense.

Deliberation:

Commissioner Bennett stated that he was not persuaded with the
decision to request a CUP. It gives to much weight to Planning staff
and their personal opinions on what should go on a site. If other
types of schools are allowed to go through an AUP, then vocational
schools should not be singled out for extra scrutiny. He proposed
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amending the ordinance to require and AUP, instead of a CUP —
treating vocational schools as other schools in the City.

Commissioner Van Gorder noted that in the industrial zones there
are other active uses that have a pre-existing need for on and off-
street parking. But acknowledged that there is a significant interest
in proposing vocational schools in these areas. He noted that he is
sensitive to the potential influx of the use but agreed with the
concern of giving a lot of weight to planning staff through the CUP
process. Given that we do not fully know how the use will impact the
industrial areas, he proposed that after staff consider changing the
permissibility of the use from a CUP to an AUP within one year of
adoption of the ordinance.

Chair Wick expressed that CUPs are required for a reason, because
the Commission would never want to adversely affect a
neighborhood inadvertently. She also noted that each part of
Burbank is important. Chair expressed confidence in the experience
and knowledge of staff and preferred to keep the CUP requirement
to prevent neighborhood impacts. By changing the requirement to
an AUP, it gives the impression that the Commission is not
protecting neighborhoods. She expressed support of ordinance as
written.

Commissioner Van Gorder agreed with Chair Wick.

Commissioner Bennett stated that the one student per parking
requirement is too high especially when Burbank is trying to
introduce more transit and proposed lowering the parking
requirement.

Commissioner Van Gorder noted that the state is moving towards
applying maximum parking requirements. He also stated that the
parking standard did not include parking for staff and was curious
what that would end up looking like.

Commissioner Bennett stated that there was nothing that mandated
staff parking and the school can allocate parking as they see fit.

Chair Wick noted that there are state mandates in terms of a parking
but expressed that the Commission is not able to speak on whether
those are an appropriate requirement, because there are no traffic
studies. She also noted that the one-to-one ratio is appropriate.

Commissioner Van Gorder followed up by saying that this can be
discussed when a future application is presented to them.
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REPORTS TO
COMMISSION

APPROVAL OF
MINUTES

ORAL
COMMUNICATIONS

INTRODUCTION
OF ADDITIONAL
AGENDA ITEMS

CITY PLANNER
COMMENTS

Chair Wick express appreciation for Commissioner Bennett wanting
to streamline the process but stated that the Commission should be
more cautious in order to protect neighborhoods.

Commissioner Bennett made motion to approve as amended,
Project No. 25-0004932, A Zone Text Amendment to Amend the
Burbank Municipal Code, Title 10, Chapter 1 (Zoning) to Establish
and Permit School — Adult / Vocational / Trade as a New Use in the
Industrial Zones, seconded by Commissioner Van Gorder.

Motion carried by a 3-0 vote. Motion passes.

None.

Commissioner Van Gorder made a motion to approve the
minutes for Planning Commission of September 22, 2025.
Seconded by Commissioner Bennett, carried vote of 3-0.

None.

None.

Assistant Community Development Director Ramirez
announced that staff will be sending Commissioner Van Gorder
soon the information asked for regarding fees for SB9 Lot Split.

Also stated that Governor Newsom signed into law SB 79
internally staff is looking into the bill to see how it will affect the
city and at some point, report it to the Commission and City
Council.

Lastly the Media District Specific Plan update that will come by
the end of the year as well as the Downtown Specific Plan and
Golden State Specific Plan; it is planned to present to City
Council in July of 2026 before then the Commission will get an
update on it as well.

Respectfully Submitted,
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ADJOURNMENTTO  Secretary of the Planning Commission
THE PLANNING

COMMISSION
MEETING OF
OCTOBER 27, 2025
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