
 City of San José 
 Appeals Hearing Board 

 
  REGULAR MEETING MINUTES 

 May 28, 2026  
                       

1. CALL TO ORDER & ORDERS OF THE DAY 
 
ROLL CALL 
 
PRESENT: Chair Karen Parsons, Vice Chair Ron Cabanayan, Commissioner 

Genevieve Altwer, Commissioner Jon Budas, Commissioner David Hook, 
Commissioner Timothy Kenny and Commissioner Martin Nguyen. 

 
ABSENT:  
 
STAFF: Board Secretary Leslie Alvernaz, Supervisor Maria Diaz-Perez, Code 

Enforcement Inspector Wayne Cirone, Code Enforcement Inspector 
Manuel Duarte, Code Enforcement Supervisor Donald Timoteo, Division 
Manager Eusebio Espitia, and Deputy City Attorney Wesley Klimczak. 

 
 
 
CALL TO ORDER 
 
Chair Parsons convened the Appeals Hearing Board at 6:31 p.m. in the City Council 
Chambers of City Hall, 200 E. Santa Clara Street, San Jose, CA 95113. 

2. OPENING REMARKS AND APPROVAL OF MINUTES 
 
APPROVAL OF MINUTES 
 
Documents Filed: Draft Meeting Minutes from Appeals Hearing Board Regular Meeting 
on May 14, 2026. 
 
Action: Upon motion by Commissioner Hook, and seconded by Chair Parsons, the 
minutes for May 14, 2026, were approved. (7-0-0). 

3. REQUEST FOR DEFERRALS 
a. ITEM 6b: 727 S 2ND ST (APN 472-17-023) ADMINISTRATIVE REMEDY 

(Manuel Duarte, Code Enforcement Inspector / Allen Wong and Lillian  
Wong, Property Owners) 
Request for deferral from property owner’s attorney Gary Sullivan via email May 
28, 2026. 
Attorney Gary Sullivan gave testimony that the property had been repaired and 
submitted pictures. He stated the property is in contract, awaiting signature on the 
counteroffer, and scheduled to close with no contingencies, all cash offer, with a 
closure of escrow. He asked for a 30-day deferral. 
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Action: Code Enforcement Inspector Manuel Duarte gave testimony 
recommending the request for deferral be denied. He stated the case has been 
open since May of 2015 and the property has been in the Vacant Building 
Monitoring Program since January of 2016.  He also stated the property has a 
history of re-occurring and ongoing violations under the same ownership and the 
complaining parties are concerned about the structural integrity of the property 
and are requesting to proceed with the hearing for the administrative remedies.  
Upon a motion by Commissioner Kenny, seconded by Commissioner Altwer and 
carried unanimously (7-0-0), the Board denied the request for a referral. 

4. CONSENT CALENDAR 
No items on the Consent Calendar. 

5. DEFERRED AND/OR CONTINUED ITEMS 
There were no deferred and/or continued items. 

6. PUBLIC HEARINGS 
a. 1016 & 1018 ALMADEN AVE (APN 434-07-087 & 434-07-088) 

ADMINISTRATIVE REMEDY 
(Wayne Cirone, Code Enforcement Inspector / Trang Luu and Trang Tran 
Christine, Property Owner) 
Documents Filed: Notice of Hearing and Administrative Remedy dated May 5, 
2026. 
Action: Code Enforcement Inspector Wayne Cirone gave testimony and 
summarized the case. He stated he conducted an Inspection on the date of the 
hearing May 28, 2026, and confirmed the unpermitted activity has ceased at the 
properties, but trash, debris, and overgrown vegetation have returned.  
Commissioner Nguyen asked if the auto repair and detailing activities were first 
party or third-party actors.  Inspector Cirone confirmed it was third party actors.  
He stated he had conversations with the Responsible Party and tenant after the 
Compliance Order was issued and granted an extension until March, but the 
properties were still in violation in April.  Commissioner Budas asked about the 
zoning and Inspector Cirone stated both lots are Commercial Pedestrian. 
Hong Vo, representative of the Property Owners Luu Trang and Christine Tran, 
spoke and stated they tried to lease the property, but the tenant did not have the 
money to pay the rent, so they are trying to lease or sell the property. 
Commissioner Kenny asked city staff for current pictures and Inspector Cirone 
provided updated photographs taken that day, to the Board to show current 
conditions. 
Vice Chair Cabanayan asked Mr. Vo to clarify his request and asked if he had 
spoken to the inspector about what needs to be done.  Mr. Vo stated they are 
trying to maintain the property and are asking not to receive a citation.  He 
confirmed he had spoken to the inspector. 
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Upon a motion by Commissioner Kenny, seconded by Chair Parsons and carried 
unanimously (7-0-0), the Board adopted the Staff Recommendations as written 
in the report dated May 5, 2026. 
 

b. 727 S 2ND ST (APN 472-17-023) ADMINISTRATIVE REMEDY 
(Manuel Duarte, Code Enforcement Inspector / Allen Wong and Lillian  
Wong, Property Owners) 
Documents Filed: Administrative Remedy and Notice of Public Hearing dated 
May 5, 2026. 
Action: Code Enforcement Inspector Manuel Duarte gave testimony and 
summarized the case. He stated he conducted an Inspection on the date of the 
hearing May 28, 2026, and provided updated photographs taken that day, to the 
Board to show current conditions and confirmed some maintenance was done at 
the property, but responsible party signage was not posted.  He stated the 
AMANDA permit system shows a fire damage survey was filed on May 20, 2026, 
but it does not appear an inspection has been completed.  He also stated the 
case has six complaining parties, the property is being actively listed for sale, and 
the property continues to be in the Vacant Building Monitoring Program. 
Commissioner Kenny asked if the property is historical and Inspector Duarte 
confirmed it is a historic building which can put limitations on what can be done at 
the property. 
Property Owner Gilbert Wong spoke of a fire at the property and the difficulty in 
getting permits for a historical building.  He stated in 2019 his father submitted 
plans that were denied by Planning.  He spoke of personal challenges and 
difficulty in reaching an agreement between all the owners and provided photos to 
the Board to show the property has been cleaned up.  He stated the new buyer is 
aware of the Code Enforcement action and the historical restrictions.  He asked 
for a continuance of 30 days and said they are willing to pay the administrative 
fees, but he requested forgiveness of other fees. 
Real Estate Agent Andy Mevnier spoke regarding the sale of the property and 
that a counteroffer was sent 3 hours ago and they are expecting the buyers to 
sign it shortly. He stated escrow has been open and they are looking to close on 
June 8 or 9, 2026.   
Commissioner Kenny asked if the buyers are aware of the historic nature of the 
property and if the Board’s decision would impact the buyers. Mr. Mevnier 
confirmed that the buyers have been made aware.  Inspector Duarte stated that if 
the property changes ownership it would restart the enforcement process. 
Inspector Duarte summarized an email he was copied on to Dana Peak, the 
Historic Preservation Officer in the Planning Division, asking about the options to 
repair the home given its historical nature and the response.  
Commissioner Kenny confirmed that the buyers have seen the information in the 
Notice of Hearing packet and are aware of the contingencies.   
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Commissioner Altwer confirmed they applied for a permit in 2019, which was 
denied and there have been no other submissions since 2019.  Commissioner 
Altwer asked if there were any documents to assure the sale will go through.  Mr. 
Mevnier stated they only have the purchase agreement and are waiting for the 
buyers to sign the counteroffer. 
Upon a motion by Commissioner Kenny, seconded by Commissioner Hook and 
carried unanimously (7-0-0), the Board adopted the Staff Recommendations as 
written in the report dated May 5, 2026. 
 

c. 1310 N 1ST ST (APN 235-05-011) ADMINISTRATIVE REMEDY 
(Donald Timoteo, Code Enforcement Supervisor / District Eleven LLC, 
Property Owner) 
Documents Filed: Revocation of Residential Occupancy Permit and Notice of 
Public Hearing dated May 12, 2026. 
Action: Code Enforcement Supervisor Donald Timoteo gave testimony.  He noted 
corrections to agenda item 6c, the name Inspector Kevin Hirabayashi should be 
corrected to Supervisor Donald Timoteo, and on page 6 of the notice of hearing, 
building permit 2026110934 has not been issued and is in technical review. He 
summarized the case and stated to date the owner has vacated the property, 
evicted the tenant, and started the process to convert the hotel into apartments.  
Commissioners confirmed the reasoning for revoking the Residential Occupancy 
Permit and asked for clarification regarding the permit.  Supervisor Timoteo and 
Division Manager Eusebio Espitia explained what a Residential Occupancy 
Permit is.  Division Manager Espitia also confirmed the permit goes with the 
building and the process for the property to get a new permit. 
Property Owner Tuyet (Tina) Pham spoke with translation assistance from her 
daughter Mimi.  She stated she wants to turn the property into apartments.  She 
also stated the illegal business was being run by a tenant and she did not know 
about it since the tenant was referred by the seller.  She says she has an 
architect and has submitted plans to the Planning Division. 
Commissioner Kenny confirmed that TN Venture LLC is no longer associated 
with the property and asked about the repairs that are needed. 
Designer Thanh Nguyen stated that he helped the owner get a permit to correct 
the code violations in 2024.  In 2025, more repairs were needed, so he helped 
her prepare the plans, submit them to Code Enforcement, and pay the initial 
permit notice.  The plans are now under review, and they want to bring the 
building up to code and convert the building into affordable apartments. 
Upon a motion by Commissioner Kenny, seconded by Vice Chair Cabanayan 
and carried unanimously (7-0-0), the Board adopted the Staff Recommendations 
as written in the report dated May 12, 2026. 
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7. REQUEST FOR EXCUSED ABSENCE 

There was no request for excused absence. 

8. OTHER BUSINESS 
There was no other business. 

9. PUBLIC COMMENT  
There was no public testimony on the floor. 

10. ADJOURNMENT 
Upon a motion by Commissioner Hook, seconded by Chair Parsons, and carried 
unanimously, the Hearing was adjourned at 7:40 p.m.  
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