AGENDA
CITY OF EL MONTE PLANNING COMMISSION
TUESDAY, JANUARY 21, 2020
7:00 P.M.
CITY HALL EAST – COUNCIL CHAMBERS
11333 VALLEY BOULEVARD
CITY OF EL MONTE
PLANNING
COMMISSION

OPENING OF MEETING

CHAIRPERSON
Cesar Peralta

1.

Call Meeting to Order

VICE-CHAIRPERSON
Amy Wong

2.

Flag Salute

3.

Roll Call

4.

Approval of Agenda

COMMISSIONER
Rafael Gonzalez

5.

Commission Disclosures

COMMISSIONER
Roberto Estrada Cruz

6.

Public Comments

COMMISSIONER
Alfredo Nuño

Citizens wishing to address the Planning Commission on land
use and development matters may do so at this time. Note that
the Commission cannot respond to or take any action on the
item.
Citizens wishing to speak on an agenda item will be given the
opportunity to speak after the item is presented by staff.
Limit your comments to three (3) minutes. State your name and
address at the podium for the record.
CONSENT CALENDAR
7.

Approval of Planning Commission Minutes
November 26, 2019

8.
Phone: (626) 258-8626
www.elmonteca.gov
planning@elmonteca.gov

Approval of Modification Minutes
November 27, 2019

CITY PLANNING COMMISSION AGENDA

JANUARY 21, 2020

PUBLIC HEARING
9.

Conditional Use Permit No. 31-19
Address:

3927-3933 Baldwin Avenue

Request:

A Conditional Use Permit is requested to convert an existing
6,158 square foot single-tenant building into a four tenant
commercial building with façade and site improvements. The
subject property is 18,168 square feet in area and is located in
the C-3 (General Commercial) zone. The request is made
pursuant to Section 17.24.030 (42) of the EMMC (El Monte
Municipal Code).

CEQA
Recommendation:

Article 19. Categorical Exemptions – Class 1, Section 15301
(Existing Facilities) in accordance with the requirements of the
California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines, as amended.

Case Planner:

Marlene Vega, Planning Aide

Recommendation:

Adopt resolution of approval

Resolution:

3564
REGULAR AGENDA

10.

Time Extension for Modification No. 15-17
Address:

2707-2709 Tyler Avenue

Request:

On July 10, 2018, the Modification Committee approved a
Modification to reduce the required minimum side yard setback
from ten (10) feet to six (6) feet; to reduce the required
minimum rear yard setback from 15 feet to five (5) feet; and to
reduce the required off-street parking to one (1) two-car garage
with additional open parking spaces. The Modifications are
needed to legalize a 436 square foot addition to an existing
second dwelling and to construct a new two-car garage in the
R-3 (Medium-density multi-family dwelling) zone. The applicant
is now requesting a one (1) year time extension. This request is
made pursuant to Chapter 17.20 of the EMMC (El Monte
Municipal Code).

Agenda | 2

CITY PLANNING COMMISSION AGENDA

11.

12.

JANUARY 21, 2020

Case Planner:

Cristina Graciano, Associate Planner

Recommendation:

Approve Time Extension with a new expiration date of July 20,
2020

Time Extension for Design Review No. 06-17 and Conditional Use Permit No.
16-17
Address:

9650 Telstar Avenue

Request:

On December 12, 2017, the Planning Commission adopted
Resolution No. 3493 remodel an existing 27,969 square foot
industrial building into a multi-tenant work space and office
space with ancillary supporting retail/service uses. The subject
property is located in the OP (Office Professional) zone. The
applicant is requesting an additional one (1) year time
extension. This request is made pursuant to Chapters 17.22
and 17.24 of the EMMC (El Monte Municipal Code).

Case Planner:

Cristina Graciano, Associate Planner

Recommendation:

Approve Time Extension with a new expiration date of
December 22, 2020

Time Extension for Design Review No. 04-17 and Modification No. 18-17
Address:

4014 Peck Road

Request:

On November 14, 2017, the Planning Commission adopted
Resolution No. 3489 to allow construction of a new 4,020
square foot commercial building on a 9,890 square foot
property. A Modification was also approved to reduce the
required street setback from 15 feet to 6.5 feet for the parking
area. The applicant is requesting an additional one (1) year
time extension. The subject property is zoned MMU
(Mixed/Multi-Use). The request is made pursuant to Chapters
17.20 and 17.22 of the EMMC (El Monte Municipal Code).

Case Planner:

Marlene Vega, Planning Aide

Recommendation:

Approve Time Extension with a new expiration date of
November 12, 2020
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13.

14.

JANUARY 21, 2020

Time Extension for Conditional Use Permit Nos. 13-14, 15-15 and Modification
No. 13-14
Address:

4127-4143 Rowland Avenue

Request:

On January 19, 2016, the City Council adopted Resolution No.
9630 to allow construction of a 71-unit residential development
on a 3.09 acre property in the R-4 (High-Density Multi-Family
Residential) zone. The applicant is requesting a post-deadline
two (2) year time-extension to January 19, 2021. The request is
made pursuant to Chapters 17.20 and 17.24 of the EMMC (El
Monte Municipal Code).

Case Planner:

Cristina Graciano, Associate Planner

Recommendation:

Approve Time Extension with a new expiration date of January
19, 2021

Director’s Report


Appointment of 2020 Planning Commission Chair and Vice Chair



Appointment of 2020 Modification Committee Chair

15.

City Attorney’s Report

16.

Commissioner Comments
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING
Tuesday, February 11, 2020 at 7:00 P.M.
City Hall East – City Council Chambers
Availability of staff reports: Copies of the staff reports or other written documentation relating to each item of
business described hereinabove are on file in the offices of the Planning Division, City Hall West, 11333 Valley
Boulevard, El Monte, California, 91731. These documents are available for public inspections during regular
business hours, Monday through Thursday, 7:30 a.m. to 5:30 p.m., except legal City holidays. You may also call
the Planning Division at (626) 258-8626 for information.
Individuals with special needs: The City of El Monte wishes to assist individuals with special needs. In
compliance with the Americans with Disabilities Act, if you need special assistance to participate in this meeting,
please contact the Planning Division at (626) 258-8626. Notification 48 hours prior to the meeting will enable us to
make reasonable arrangements to ensure accessibility to this meeting. [28 Code of Federal Regulations 35.10235.104 ADA Title II]
General explanation of how the meeting is conducted:
1. The staff report is presented by City Planning staff.
2. The City Planning Commissioners ask questions if necessary for clarification.
3. The City Planning Commission Chair opens the public hearing.
4. The applicant makes a presentation to the City Planning Commission.
5. Individuals speaking in favor of the project address the Commission.
6. Individuals speaking against the project address the Commission.
7. The applicant responds to project opponents.
8. The public hearing is closed.
9. City Planning Commission members discuss the project.
10. City Planning Commission members vote on the project.
11. At the next scheduled Commission meeting, which is usually two weeks after the hearing, a resolution
confirming the Commission action will be adopted.
12. Any interested party who disagrees with the City Planning Commission decision may appeal the Commission’s
decision to the City Council within 10 calendar days of the adoption of the resolution. Any appeal filed must be
directed to the City Clerk’s Office and must be accompanied by a fee of $1,620.35. Any individual that received
notice of this meeting from the City of El Monte will receive notice of an appeal, if one is filed.
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PLANNING COMMISSION MINUTES
ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON
TUESDAY, NOVEMBER 26, 2019 AT CITY HALL COUNCIL CHAMBERS
11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA

1. Call Meeting to Order – Meeting was called to order by Chair Peralta at 7:09 p.m.
2. Flag Salute – The Flag Salute was led by Commissioner Wong.
3. Roll Call – The roll call was led by City Planner Mikaelian.
Commissioners present: Cruz, Gonzalez, Nuño, Wong and Peralta
Commissioners absent: None
Staff present: City Planner Mikaelian
Deputy City Attorney Vasquez
4. Approval of Agenda:
Motion:
by Commissioner Gonzalez to approve agenda.
Commissioner Nuño.

The motion seconded by

Motion carried 5-0.
5. Commission Disclosures:
None.
6. Public Comments:
None.
CONSENT CALENDAR
7. Approval of Consent Calendar Items No. 7:
8. Approval of Consent Calendar Items No. 8:
Motion: by Commissioner Nuño to approve the Planning Commission minutes and Modification
Committee meeting minutes for November 12, 2019, seconded by Commissioner Cruz.
Motion carried 5-0.
NOVEMBER 26, 2019 MEETING MINUTES | 1

PUBLIC HEARINGS
9. Design Review No. 01-19 – 3937 Peck Road
A request to construct a two-story commercial building that is 8,610 square feet in size and
located within the MMU (Mixed/Multi-use) zone. The request is made pursuant to Chapters
17.45 and 107.22 of the El Monte Municipal Code (EMMC).
City Planner Mikaelian provided a power point presentation.
PUBLIC COMMENTS:
Tom Truong – Owns the residential property to the west. He expressed concerns about
maintain privacy and the proposed location of the trash bin. He also stated the block wall
separating the two properties was in poor condition and wanted to know if it was going to be
rebuilt.
COMMISSIONER COMMENTS:
Commissioner Cruz Comments/Questions related to:
 Do we know who the tenants will be for the building? (the applicant stated the front
tenant space could be a jewelry store; the rest of the space would be office)
Commissioner Gonzalez Comments/Questions related to:
 How are the bathrooms designed? (staff noted there were shared bathrooms on both
levels and could be accessed by all tenants)
Commissioner Nuño Comments/Questions related to:
 If the larger trucks cannot access the property, is there enough curb space in front of the
property to do so? (staff noted that there was not restricted parking in front of the
property)
 Asked about the material and color of the awning and how the stucco would be applied.
Felt the awning should be darker to provide more contrast with the other colors of the
building. (staff noted the awning color could be added as a condition)
Vice-Chairperson Wong Comments/Questions related to:
 Wanted more information on the proposed open space in front of the building. (staff
noted the space would include textured paving and flower/shrub planters)
 Wanted a better understanding of how pedestrians would access the rear of the
property. (staff explained that pedestrians could use the lobby or a five (5) foot wide
walkway adjacent to the driveway)
 Wanted to know where the bicycle racks would be located (staff said either in front of the
building, or at the rear close to the lobby entrance)
 Are vehicles restricted to right-in and right-out? (staff confirmed that there is a landscape
median in front of the property)
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Chairperson Peralta Comments/Questions related to:
 Wanted to know why the applicant was proposing office when there have already been
several offices proposed along Peck Road, which have not been built. He has noticed
more vacant office storefronts. Did staff ask the applicant if they would consider housing
on the site instead?
 Wanted to add a condition for the trash bin to be relocated away from any adjacent
property line. (staff noted this could be added)
Motion: by Commissioner Nuño to adopt Resolution No. 3563 approving Design Review No.
01-09, seconded by Commissioner Cruz with the following conditions added:
52. The Applicant shall submit a design for the onsite trash enclosure for review and
approval by the Planning Division and the City's Solid Waste Service Provider during the
plan check process. All trash enclosures shall be screened and buffered from public
view. The trash enclosures shall include a designated area for solid waste disposal and a
designated area for recycling disposal. The design will be reviewed for aesthetic value
and use of quality materials. All outside trash and garbage collection areas shall be
paved and enclosed on at least three (3) vertical sides by a solid five (5) foot high wall
and on the fourth side by a decorative view obscuring gate to screen the containers from
view. Trash enclosures shall be of a size sufficient to contain all trash containers
maintained outside the building. The finish and color of the enclosure shall be designed
to match a primary element from the site building style as well as incorporate a
decorative solid roof cover per the approval of the City Planner. The enclosure shall be
relocated to parking space #7, #8 or #9 and away from any adjacent property line.
(revised by the Planning Commission on November 26, 2019)
53. During the plan check process the elevations shall be printed in color. All proposed
materials and stucco shall be presented on a board and noted on the architectural plans.
The applicant shall work with staff regarding the final color of the awning, to
ensure it provides enough contrast with the other colors of the building (revised
by the Planning Commission on November 26, 2019)
Motion carried 5-0.
REGULAR AGENDA
10. Director’s Report – City Planner updated the Commission that there will not be a meeting
on December 24, 2019. He wished everyone a Happy Thanksgiving.
11. City Attorney’s Report – None.
12. Commissioner Comments – Each of the Commissioners wished everyone a Happy
Thanksgiving.
13. Adjournment
Meeting adjourned at 8:05 p.m.
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Respectfully submitted,
____________________________________
Planning Commission Chairperson
Cesar Peralta

____________________________________
Planning Commission Secretary
Jason Mikaelian, AICP
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MODIFICATION COMMITTEE AGENDA
RESULTS
CITY OF EL MONTE
MODIFICATION COMMITTEE
WEDNESDAY, NOVEMBER 27, 2019
5:00 P.M.
CITY HALL WEST – CONFERENCE ROOM A
11333 VALLEY BOULEVARD

CITY OF EL MONTE
MODIFICATION
COMMITTEE

OPENING OF MEETING

CHAIRPERSON
ROBERTO ESTRADA CRUZ

1.

Call Meeting to Order

CITY PLANNER
JASON MIKAELIAN

2.

Flag Salute

CHIEF BUILDING OFFICIAL
TODD MORRIS

3.

Roll Call
Committee Members:
Roberto Estrada Cruz, Planning Commissioner
Cristina Graciano, Associate Planner
Veronica Campos, Building Permit Technician
Other Staff:
Marlene Vega, Planning Aide
Adrian Perez, Planning Intern

4.

Public Comments
Citizens wishing to address the Modification Committee on land
use and development matters may do so at this time. Note that the
Committee cannot respond to or take any action on the item.
Citizens wishing to speak on an agenda item will be given the
opportunity to speak after the item is presented by staff.
Limit your comments to three (3) minutes. State your name and
address the record.
None.

Phone: (626) 258-8626
www.elmonteca.gov
planning@elmonteca.gov

MODIFICATION COMMITTEE AGENDA

November 27, 2019

PUBLIC HEARING
5.

Revision to Modification No. 31-19
Address:
Request:

11905 Ferris Road / APN: 8567-005-031
The Applicant is requesting a modification to lot size in order to exceed the
maximum allowable floor area ratio (FAR) in conjunction with the following first
floor additions to an existing 70 unit senior housing apartment development
located in the R-3 zoning district:
1. New 404 square foot fitness room;
2. 77 square foot addition to an existing trash room; and
3. 837 square foot addition to an existing manager’s unit.
No new units are proposed as part of the request. This request is made pursuant
to Chapter 17.20 of the El Monte Municipal Code (EMMC).

CEQA Determination: Article 19. Categorical Exemptions - Section 15301 (Class 1 – Existing
Facilities) in accordance with the requirements of the California
Environmental Quality Act of 1970 and the CEQA Guidelines.
Recommendation:

Approve subject to conditions

Case Planner:

Nancy Lee, Senior Planner

Motion by Associate Planner Graciano to approve Revision to Modification No. 31-19, seconded by
Commissioner Cruz. Motion carried 3-0. Approved with the following conditions:
1. The project shall substantially strictly conform to the site plan, floor plan, and elevation plans
on file with the Planning Division and as presented to the Modification Committee on
November 27, 2019 and as amended herein (Modified by the Modification Committee on
November 27, 2019).
2. The maximum allowable floor area ratio for the subject site is 52.2%. Additions to the floor
area in the future will not be permitted (Added by the Modification Committee on November 27,
2019).
3. The applicant is responsible for complying with all City department/division regulations and
guidelines including Building, Engineering and Planning during building plan-check review as
well as any requirements of the Los Angeles County Fire Department.
4. Subject to review and applicability by the City Planner and the City Attorney and to ensure
ongoing compliance with the conditions of approval set forth under Revision to Modification
No. 31-19 and to ensure that the property and all improvements located thereupon are
properly maintained, the applicant (and the owner of the property upon which the authorized
use and/or authorized improvements are located if different from the applicant) shall execute a
maintenance agreement with the City of El Monte which shall be recorded against the property
prior to the issuance of the building permit and which shall be in a form reasonably satisfactory
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to the City Attorney. The maintenance agreement shall apply to both parcels of land and shall
contain covenants, conditions and restrictions relating to the following:
a. Ongoing maintenance, repair and upkeep of the property and all improvements located
thereupon (including but not limited to controls on the proliferation of trash and debris
about the property; the proper and timely removal of graffiti; the timely maintenance,
repair and upkeep of damaged, vandalized and/or weathered buildings, structures
and/or improvements; the timely maintenance, repair and upkeep of exterior paint,
parking striping, lighting and irrigation fixtures, walls and fencing, publicly accessible
bathrooms and bathroom fixtures, landscaping and related landscape improvements
and the like, as applicable);
b. If the applicant and the owner of the property are different (e.g., if the applicant is a
tenant or licensee of the property or any portion thereof), both the applicant and the
owner of the property shall be signatories to the maintenance agreement and both shall
be jointly and severally liable for compliance with its terms.
c. The maintenance agreement shall further provide that any party responsible for
complying with its terms shall not assign its ownership interest in the property or any
interest in any lease, sublease, license or sublicense, unless the prospective assignee
agrees in writing to assume all of the duties and obligations and responsibilities set forth
under the maintenance agreement.
d. The maintenance agreement shall contain provisions relating to the enforcement of its
conditions by the City and shall also contain provisions authorizing the City to recover
costs and expenses which the City may incur arising out of any enforcement and/or
remediation efforts which the City may undertake in order to cure any deficiency in
maintenance, repair or upkeep or to enforce any restrictions or conditions upon the use
of the property. The maintenance agreement shall further provide that any
unreimbursed costs and/or expenses incurred by the City to cure a deficiency in
maintenance or to enforce use restrictions shall become a lien upon the property in an
amount equivalent to the actual costs and/or expense incurred by the City.
e. The execution and recordation of the maintenance agreement shall be a condition
precedent to the issuance of final approval for any construction permit related to this
entitlement.
5. The existing landscaping shall be rehabilitated and the new landscape plan shall provide for a variety of
groundcover, grasses, shrubs, perennials, and ornamental trees with various textures, heights, size and
a variety of foliage and flower color, per EMMC Section 17.10. The landscape plan shall include a
Plant Legend containing: plant symbol, scientific name of plant material, common name of plant
material, plant container size, and plant spacing in “inches”. Single row and triangle plant spacing are
preferred. Very low, low and medium water usage plant materials are encouraged.
6. The proposed landscaping shall comply with the State mandated Model Water Efficient Landscape
Ordinance (MWELO) update and Chapter 17.11 - Water Efficiency of the El Monte Municipal Code
(EMMC).
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7. The proposed improvements shall match and complement the materials, colors, and architectural style
of the existing development, to the satisfaction of the Planning Division.

NEXT SCHEDULED MODIFICATION COMMITTEE MEETING
Tuesday, December 10, 2019 at 5:00 P.M.
City Hall West – Conference Room A
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STAFF REPORT

JANUARY 21, 2020

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR
JASON C. MIKAELIAN, AICP
CITY PLANNER

BY:

MARLENE VEGA
PLANNING AIDE

SUBJECT:

CONDITIONAL USE PERMIT NO. 31-19

LOCATION:

3927-3933 BALDWIN AVENUE

APPLICANTS:

JENNIFER HO
5823 GOLDEN WEST AVE.
TEMPLE CITY, CA 91780

PROPERTY OWNER:

J & V ESTATES LLC.
5823 GOLDEN WEST AVE.
TEMPLE CITY, CA 91780

ENVIRONMENTAL:
DETERMINATION

ARTICLE 19. CATEGORICAL EXEMPTIONS – SECTION
15301 (EXISTING FACILITIES) IN ACCORDANCE WITH
THE REQUIREMENTS OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT OF 1970 AND THE
CEQA GUIDELINES, AS AMENDED

RECOMMENDATION:

ADOPT A CATEOGORICAL EXEMPTION UNDER
SECTION 15301 (CLASS 1 - EXISTING FACILITIES) AND
APPROVE CONDITIONAL USE PERMIT NO. 31-19
SUBJECT TO CONDITIONS

REQUEST:
The Applicant has requested the approval of Conditional Use Permit No. 31-19 to
convert an existing 6,158+ square foot single-tenant commercial building into a multitenant commercial building with a total of four (4) tenant spaces. Other proposed site
improvements include renovation of the building’s façades and a redesign of the offstreet parking and landscaping layout. The subject property is located in the C-3
(General Commercial) zone. The request is made pursuant to Chapter 17.24.040 (42) of
the El Monte Municipal Code (EMMC).

3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 1)

SUBJECT PROPERTY:
Location:

West side of Baldwin Ave. (between Valley Blvd. & Rose Ave.)

General Plan:
Zone:
Street Frontage:
Property Size:
Existing
Improvements:

General Commercial
C-3 (General Commercial)
Baldwin Ave: Approximately 90 feet
18,168 square feet
Vacant 6,158+ square foot single-tenant commercial building

SURROUNDING PROPERTIES:
General Plan:

Zoning:

Land Use:

General Commercial

C-3

Commercial

South: General Commercial

C-3

Commercial

East:

General Commercial

C-3

Commercial

West:

Medium Density & High Density
Residential

R-3 & R-4

Multi-family residences

North:

ZONING AND AERIAL PHOTO:

R-4

C-3

Subject
Tenant
Space

R-3

R-4
C-3

Subject
Tenant
Space

R-3
C-3

C-4
C-3
R-3
C-4

3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 2)

BALDWIN AVENUE

Exhibit 1 - Proposed Site Plan

3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 3)

Exhibit 2 – Existing Front Elevation (Street View)

Exhibit 3 – Proposed Front Elevation (3-D Rendering)

PROPOSAL:
The subject site is currently improved with an existing 6,158± square foot single-tenant
commercial building. The applicant proposes to convert the existing single-tenant
commercial building into a multi-tenant commercial building with a total of four (4) tenant
spaces. In addition, the project proposes to re-design the existing parking lot to include
new open space for seating and additional landscaping. Furthermore, it is anticipated
that the proposed tenant spaces (ranging from 1,000 to 2,486 square feet in size) will be
occupied by professional medical/pharmaceutical uses, for rental purposes-only.
Site Access/Circulation & Parking
The subject site is a rectangular shaped lot and encompasses approximately 18,168
square feet of land with 90 feet of street frontage along the west side of Baldwin
Avenue. The off-street parking lot is accessed through a 25 foot wide driveway
apron/opening (providing ingress/egress) along Baldwin Avenue, which is limited to
right-turn-in and right-turn-out only. Per the 2011 General Plan and EMMC, Baldwin
Avenue is classified as a “Major Arterial Road” and driveways providing ingress/egress
along major arterials roads are required to provide a minimum width of 30 feet.
3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 4)

However, because the proposed project does not involve construction of any additional
building square footage, the existing 25 foot driveway opening is considered “legal nonconforming” and the applicant is not required to comply with the minimum 30 foot wide
driveway requirement.
Furthermore, as proposed, pedestrian access to the site is provided from the existing
driveway with a path of travel that leads to the building’s front entryway system. Staff
has conditioned that the applicant provide a clear path of travel (not to encroach into the
required driveway opening) that connects to the front entryway system and proposed
open space area. In addition, the proposed open space is required to provide highquality landscaping and hardscape with a shade structure, which would also serve as
an outdoor employee break area.
Per Chapter 17.08 of the EMMC, the occupancy of the existing 6,158± square foot
tenant space would require one (1) parking space per 250 square feet of building floor
area; which requires a total of 25 parking spaces. The parking lot will provide a total of
25 parking spaces; thus satisfying the EMMC parking requirement.
PROJECT ANALYSIS:
2011 General Plan Consistency
The 2011 El Monte General Plan Land Use Element designates the subject property as
“General Commercial” and recommends uses that encourage a wide range of retail and
service commercial uses to serve the community and the region. Therefore, the
proposed occupancy of the businesses within the existing vacant commercial tenant
space is consistent with the General Plan as it will provide additional retail/service
options for the community and region. Specifically, the project would be compliant with
Land Use goal (LU-4.4), which states:
“Support the development of office, commercial, and industrial uses, both Citywide and
in strategic areas that strengthen the economy”.
Zoning Code Consistency
The site is zoned C-3 (General Commercial). Per Section 17.24.030 (42) of the EMMC,
Conditionally Permitted Uses in Specified Zones, the proposed multi-tenant commercial
building will comply with the C-3 zoning classification provided that a Conditional Use
Permit entitlement request is approved by the Planning Commission.
Table 1 on the following page provides the development standards for the C-3 zone,
and identifies whether the proposed project complies with each standard. The table has
been prepared so that the Planning Commission may better understand the reasoning
behind staff’s recommendation.

3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 5)

Table 1. Development Standards
Development
El Monte C-3
Standard
Zoning Code
Floor Area:
13,626± SF
(FAR .75)
Setbacks:
Front (Baldwin Ave.): 5’
Interior Sides:
5’-0”
(North & South)
Rear (West):
20’
Parking:

25 spaces

Existing
Building/Site
6,158± SF
(FAR 0.33)

Meets Requirement?

34’
0’

Yes
No; Legal non-conforming

4’

No; Legal non-conforming

25 spaces

Yes

Yes

Business Operations
The proposed multi-tenant commercial tenant spaces will anchored by a familyoperated medical practice (tenant space 1). Currently, the business has been operating
in the City of Rosemead for about eight (8) years. The proposed operation hours for the
medical practice are as follows:
Monday-Thursday: 9:00 A.M to 6:00 P.M.
Friday-Sunday: 9:00 A.M. to 5:00 P.M. (varies)
It is the applicant’s intent to lease out the remaining three (3) tenant spaces to other
medical related uses (i.e. pharmacy, dental, optometry etc.).
Security Plan
The applicant is proposing surveillance cameras to monitor the internal and external
operations of the multi-tenant building. Staff has included a condition of approval to
require the applicant to work with the El Monte Police Department and the Planning
Division to ensure that surveillance and security measures are adequate to monitor the
business and site. In addition, supplementary security requirements may be imposed
onto the project at the discretion of the Police Department/Planning Division.
Architectural Design
The proposed re-design of the building conveys distinguishing architectural features
such as simple/clean forms that resembles a Spanish Colonial Revival style. The
building design contains a red clay/tile roof (with little to no overhang) with hip/pyramidstyle roofs at the northern and southern ends of the building. The building’s frontage is
designed with a horizontal band directly under the roofline (with a slight overhang) that
runs across the entire length of the building’s frontage. The building’s front entry
system contains four (4) pedestrian entryways, metal awnings/trim and expansive
arched-glass windows. Furthermore, the applicant is proposing to finish all exterior
facades of the building with a smooth stucco treatment. Overall, the site and building
design of the proposed multi-tenant development is consistent with the El Monte
Comprehensive Design Guidelines.

3927-3933 Baldwin Avenue
CUP No. 31-19 (Page 6)

Given the consistency with the Zoning Code, business operation, security, and
architectural design plans, it is staff’s assessment that the nature of the proposed multitenant spaces are compatible with the surrounding area and not determined to be more
intense in operations than the previous single tenant retail use. Additionally, given the
dilapidated condition of the existing building, the proposed project has been designed in
a manner that would enhance the aesthetics of the site and complement the existing
character of the surrounding area. Based on staff’s analysis of the issues, the proposed
project would be compatible with adjacent land uses and will not result in any negative
impacts to the surrounding land uses.
CITY REVIEW PROCESS:
Staff and other City Departments and Divisions have reviewed the project through the
City’s internal review process. This review process enables the various City
Departments and Divisions (i.e. Planning, Building, Public Works/Engineering, Police
and Fire) to check development proposals for conformity with the provisions established
in the City’s Municipal Code. Additionally, the review process ensures that each
development proposal is designed to be compatible with any existing structures on-site
and/or the neighboring properties. In turn, the quality and economic health of local
residential, commercial and industrial districts are maintained. The concerns and/or
conditions of all reviewing parties are included in the recommended conditions of
approval. Public notices were mailed to all property owners within a 300-foot radius of
the subject property.
ENVIRONMENTAL REVIEW:
In accordance with the requirements of the California Environmental Quality Act (CEQA)
of 1970, as amended, this project is Categorically Exempt under Section 15301 (Class 1
– Existing Facilities) of the CEQA Guidelines, as amended.
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Sections 6 of the draft resolution contain recommended findings and Section 7
contains the conditions of approval for the Planning Commission’s consideration.
RECOMMENDATION:
Staff recommends that the Planning Commission evaluate the proposal and consider the
following Actions:
A. Adopt a Categorical Exemption Under Article 19 Section 15301 (Class 1 –
Existing Facilities) pursuant to the California Environmental Quality Act and
Guidelines; as amended; and
B. Approve Conditional Use Permit No. 31-19, subject to the recommended
Conditions of Approval contained in Resolution No. 3564
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RESOLUTION NO. 3564
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING CONDITIONAL
USE PERMIT NO. 31-19 TO ALLOW THE CONVERSION
OF AN EXISTING 6,158 SQUARE FOOT SINGLE-TENANT
COMMERCIAL BUILDING INTO A MULTI-TENANT
COMMERCIAL BUILDING WITH FOUR (4) TENANT
SPACES
LOCATED
IN
THE
C-3
(GENERAL
COMMERCIAL)
ZONE,
AND
ADOPTING
A
CATEGORICAL EXEMPTION FOR THE PROPERTY
LOCATED AT 3927-3933 BALDWIN AVENUE, EL MONTE,
CALIFORNIA
The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION.

On November 17, 2019,

Jennifer Ho, 5823 Golden West Ave, Temple City, CA 91780, filed an application for
Conditional Use Permit. 31-19 to convert an existing 6,158 square foot single-tenant
building into a multi-tenant commercial building with four (4) tenant spaces on a 18,168
square foot parcel.
SECTION 2 – PUBLIC HEARING. This request is made pursuant to the
requirements of Chapter 17.24.040 (42) of the El Monte Municipal Code (EMMC). The
property is located at 3927-3933 Baldwin Avenue, on the west side of Baldwin Avenue,
and described as follows, to-wit
APN: 8577-013-021, -038, -039
Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider Conditional Use Permit No. 31-19 before this Planning Commission on
January 21, 2020 at which time, all interested persons were given full opportunity to be
heard and present evidence.
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SECTION 3 - ZONING.

The property is currently located within the C-3

(General-Commercial) zone. Adjacent properties are as follows:





North:
South:
West:
East:

C-3; General Commercial
C-3; General Commercial
R-3 & R-4; Single & multi-family residences
C-3; General Commercial

SECTION 4 - GENERAL PLAN. The General Plan Land Use Designation
is General Commercial.

The proposed project is consistent with the goals and

objectives of the General Plan for the General Commercial land use designation.
SECTION 5 - ENVIRONMENTAL. In accordance with the criteria and
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined the project to be
Categorically Exempt by Article 19, Section 15301 (Class 1- Existing Facilities) in
accordance with the requirements of the State CEQA Guidelines. No further
environmental assessment is required.
SECTION 6 – CONDITIONAL USE PERMIT FINDINGS. All necessary
findings for the granting of Conditional Use Permit No. 31-19, to convert an existing
6,158 square foot single-tenant commercial building into a multi-tenant commercial
building with four (4) tenant spaces, pursuant to Section 17.24.040(42) of the EMMC
can be made in a positive manner and are as follows:
A. The granting of such Conditional Use Permit will not be detrimental to the public
health or welfare or be injurious to the property or to improvements in such zone or
vicinity.
Finding of Fact:
The proposed multi-tenant commercial building will provide a total of four (4) tenant
spaces for professional medical/pharmaceutical uses. Therefore, activity on the site
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will be limited as the building would not provide retail uses and will maintain regular
business hours that do not conflict with the adjacent neighborhood uses. The
proposed project will be required to comply with all Conditions of Approval including
all Building & Safety, Engineering/Public Works and County Fire Department
requirements. Furthermore, Staff has determined that granting the Conditional Use
Permit for the proposed establishment will not be detrimental to the public health,
safety, or general welfare nor will it be materially injurious to the properties and its
surrounding land uses.
B. The use applied for at the location indicated is properly one for which a Conditional
Use Permit is authorized.
Finding of Fact:
The subject property is zoned C-3 (General Commercial). In accordance with EMMC
Section 17.24.040(42) multi-tenant developments can be located in the C-3 zone
provided that a Conditional Use Permit is obtained.
The project site and building is currently unoccupied. The project proposes to
convert the existing single-tenant commercial building into a multi-tenant commercial
building with a total of four (4) tenant spaces. The proposed project will improve the
site and its surroundings, including the building’s facades, streetscape along Baldwin
Avenue while creating an environment that is better suited for a mixture of
commercial uses. The contemporary modern architectural detailing of the proposed
development provides an attractive and human scale project that is visibly pleasing
and enhances the prominent corridor of Baldwin Avenue. The facades of the
buildings utilize high-quality building materials such as smooth stucco, decorative
metal awnings/trim and expansive storefront windows. The combination of smooth
stucco and roofing material provides a clean and modern aesthetic that could be
attributed to a Spanish Colonial architectural style. The coordinated color and
material scheme unify the project. The proposed project materials are designed to
retain an adequate level of maintenance and comply with the Community Design
Element principles of the El Monte General Plan of 2011.
C. The site for the proposed use is adequate in size and shape to accommodate said
uses; and that all yards, spaces, walls, and fences, parking, loading, landscaping
and other features required to adjust said use with the land and surrounding uses
are provided.
Finding of Fact:
The proposed multi-tenant development project will occupy an existing site that is
adequate in size and shape to accommodate the proposed uses as it is an existing
building that will be renovated/improved. Furthermore, because the tenant spaces
will be occupied by professional office uses, activity on the site is expected to be
limited, as the building would not provide any retail uses and will maintain regular
business hours that do not conflict with the adjacent neighborhood uses.
Furthermore, the existing yards, spaces, walls and fences are adequate to
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accommodate the project. In addition, the parking lot will be redesigned to provide a
pedestrian path with open space/seating and additional landscaping.
D. The site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed use.
Finding of Fact:
The site is located on the west side of Baldwin Avenue, between Valley Boulevard
and Rose Avenue, with a 25-foot wide driveway opening located relatively at the
center of the site. Baldwin Avenue is classified as a “Major Arterial,” thus requiring a
30-foot wide driveway opening. However, because the existing building on the site
will not provide additional square footage, the applicant is not required to widen the
driveway opening to 30 feet; therefore, the site and driveway would be capable of
accommodating the amount and intensity of traffic that the project site would
generate as it is an existing development that is considered “legal non-conforming.”
E. The granting of such Conditional Use Permit will not adversely affect the purpose,
goals, and policies of the El Monte General Plan of 2011.
Finding of Fact:

The subject property has a General Plan land use designation of General
Commercial, which supports a variety of land uses that create a vibrant environment.
The proposed multi-tenant development will provide medical office uses which are
consistent with the goals of the General Commercial land use designation.
Furthermore, with the approval of the project’s conditions of approval, staff has
determined that the proposed use will not adversely affect the goals of the City’s
General Plan.
SECTION 7 – CONDITIONS OF APPROVAL. The Planning Commission
determines that the project is Categorically Exempt under Article 19 Section 15301
(Class 1 – Existing Facilities) in accordance with the California Environmental Quality
Act (CEQA) of 1970 and the CEQA Guidelines, as amended, and does hereby approve
Conditional Use Permit No. 31-19, subject to the following conditions:
GENERAL
1. The project shall substantially conform to Conditional Use Permit No. 31-19 and the
associated plans presented to the Planning Commission on January 21, 2020.
2. The Conditional Use Permit approval as contained herein shall be effective for a
period one (1) year from the date of approval; provided however, that prior to such
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date, all required business license permits/certificates and Building permits have
been obtained by January 26, 2021 or a time extension shall be requested.
3. A copy of the approving resolution shall be printed or attached to the development
plans that are to be submitted during the plan check process.
4. All applicable conditions of approval shall be met or deemed to have been
addressed by the City Planner or designee prior to final inspection and prior to either
issuance of building permits or occupancy of any buildings.
5. All Planning Division, Building Division, Code Enforcement Division, Engineering
Division, and Los Angeles County Fire Department standards and conditions shall
be complied with prior to the issuance of Building Permits or another time specified
in the conditions or approval or as outlined in City Codes.
6. The applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution prior to
issuance of Building Permits for the proposed project.
7. Graffiti must be removed from any interior/exterior surfaces to the structures and
improvements on the property within 24 hours following the application of the graffiti.
Graffiti shall be removed by either painting over the evidence of such vandalism with a
paint that has been color-matched to the surface to which it is applied or graffiti may be
removed with solvents or detergents, as appropriate.
8. All business activities and all storage shall take place within the confines of the building.
There shall be no outdoor display, advertisement, merchandizing, debris, and storage of
containers and inoperable vehicles at any time. No storage of materials or supplies or
inventory shall be permitted outside of the structure. Outdoor seating and other
amenities may be permitted outdoors subject to Planning Division and Building Division
approval.
9. All operations of any preapproved mechanical equipment shall be conducted within an
enclosed building and that all openings to the building shall be maintained in a closed
position at all times of business operations.
10. If security issues in the publically accessible area of the project are identified by City
staff, the applicant shall work with staff to address the security issues through the
installation of additional cameras or other means of security to the satisfaction of the
Community & Economic Development Director.
LEGAL
11. By acceptance of the approval of the project by the City, the applicant shall defend,
indemnify, and hold harmless the City and its agents, officers, and employees from
any claim, action, or proceeding against the City or its agents, officers, and
employees to challenge, set aside, void or annul the approval of the project from an
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action which may be brought within the time period provided for such actions or
challenges under applicable law. The City shall promptly notify the applicant of any
claim, action, or proceeding and the City shall cooperate in any such defense.
12. Subject to review and applicability by the Community & Economic Development
Director, Public Works Director, and the City Attorney and to ensure ongoing compliance with
the conditions of approval set forth under this resolution and to ensure that the property and all
improvements located thereupon are properly maintained, the applicant (and the owner of the
property upon which the authorized use and/or authorized improvements are located if different from
the applicant) shall execute a maintenance agreement with the City of El Monte which shall be
recorded against the property and which shall be in a form reasonably satisfactory to the City
Attorney. The maintenance agreement shall contain covenants, conditions and restrictions relating to
the following:

a. Compliance with operational conditions applicable during any period(s) of
construction or major repair (e.g., proper screening and securing of the
construction site; implementation of proper erosion control, dust control and
noise mitigation measure; adherence to approved project phasing etc.).
b. Compliance with ongoing operational conditions, requirements and
restrictions, as applicable (including but not limited to hours of operation,
security requirements, the proper storage and disposal of trash and debris,
and/or restrictions on certain uses, including uses determined by the Planning
Commission (or the City Council upon appeal) to be incompatible or
inconsistent with any authorized uses; compliance with applicable State
and/or federal statutes and regulations, including but not limited to
compliance with statutes and regulations regarding the appropriate operating
guidelines for certain equipment (e.g., emissions standards, radio frequency
emissions standards etc.);
c. Ongoing compliance with approved design and construction parameters,
signage parameters and restrictions as well as landscape designs, as
applicable;
d. Ongoing maintenance, repair and upkeep of the property and all
improvements located thereupon (including but not limited to controls on the
proliferation of trash and debris about the property; the proper and timely
removal of graffiti; the timely maintenance, repair and upkeep of damaged,
vandalized and/or weathered buildings, structures and/or improvements; the
timely maintenance, repair and upkeep of exterior paint, parking striping,
lighting and irrigation fixtures, walls and fencing, publicly accessible
bathrooms and bathroom fixtures, landscaping and related landscape
improvements and the like, as applicable);
CONSTRUCTION
13. The Applicant shall ensure that the contractors conduct construction activities
between the hours of 7:00 AM and 6:00 PM on weekdays and 9:00 AM to 5:00 PM
on Saturdays, with no construction permitted on Sundays or Federal holidays.
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14. The applicant shall distribute a notice prior to the commencement of construction
activities to residents within 300 feet of the project boundary of properties that abut
the project site. The notice shall include the contact information of the project
manager and City of El Monte Planning Division staff.
15. The project must comply and be designed to meet the all requirements of the
applicable California Building Code. All building safety, geotechnical, mechanical,
electrical, plumbing, and accessibility requirements will be reviewed for compliance
during plan review.
16. Prior to commencing demolition and site preparation activities, the project site shall
be secured with a fence to prevent unauthorized access to the site and the fence
shall contain a screening material to screen construction activities from view. The
temporary screening fence shall be installed to the satisfaction of the Economic
Development Department and shall be maintained in good condition (free of tears,
holes, crack lines, debris, etc.) at all times. At the primary entrance to the site, the
screening material shall be reduced to a maximum height of four feet to provide
visibility into the site at all times and for public safety purposes. The project site shall
also have a minimum of one sign of quality material depicting the proposed
development, which shall include renderings, project opening date, and City Council
information. The signs shall be designed and installed to the satisfaction of the
Economic Development Department and maintained in good condition (free of tears,
graffiti, holes, cracks, fading, debris, etc.) at all times.
17. Prior to the demolition of any existing property line walls and/or fences and
construction of a new property line concrete block wall(s), the developer shall make
reasonable efforts to coordinate and obtain approval from neighboring property
owner(s) to remove any existing wall(s) and/or fence(s). Written authorization from
the neighboring property owner shall be provided for the removal of an existing wall
and construction of a new shared property line wall upon submittal for plan check.
18. Prior to the commencement of construction on the site, the developer shall schedule
a pre-construction meeting between the general superintendent or field
representative and the Planning Division to discuss the approved plans and
construction requirements.
19. The developer and project construction manager shall be required to work with City
Staff to identify all public and private schools within a 1000-foot radius from the
project site. The applicant/construction manager shall be required to contact all
identified schools to notify the principal of the school about the proposed project,
construction periods, and planned trucking routes, and to coordinate trucking
activities to and from the site. All project sites located within this specified radius
shall be required to maintain one onsite flag personnel to direct trucking activities
coming to and leaving the site during specific delivery times as designated by the
Economic Development Director. The applicant shall be required to submit to the
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Planning Division a written letter showing evidence that this condition has been
satisfied prior to issuance of a building permit.
20. During the construction process all related activities, including but not limited to,
loading, unloading, storage of equipment and materials, and parking of employee
vehicles are prohibited within the public R.O.W. All such activities shall be
conducted only on the project site and not in the public R.O.W.
21. All onsite activities shall comply with the City of El Monte Noise Ordinance at all
times.
22. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other like
containers; and all such waste shall be removed from the premises on a routine
basis, as provided under EMMC Chapter 8.20, by a solid waste hauler duly
franchised to provide such service to the property. Applicant shall divert fifty percent
(50%) of its solid waste through recycling services provided by a solid waste hauler
duly franchised to provide such service to the property. Pending completion of all
construction activities upon the property, surplus construction materials shall be
stored so as to be screened from view when not actually in use. All construction and
demolition debris shall be removed from the property in compliance with EMMC
Chapter 8.20. The removal of all solid waste arising out of the construction and
demolition process shall be undertaken by a duly franchised solid waste hauler
authorized to provide solid waste services for construction and demolition projects
within the City of El Monte. The removal of all other wastes from the property shall
be undertaken by a duly franchised solid waste hauler authorized to provide solid
waste services to residential and commercial properties within the City of El Monte.
a. Prior to the issuance of a Building Permit, the developer shall submit to the
Building Safety Division, the Environmental Services Division and the City Code
Enforcement Division, the name and contact information for the contracted waste
hauler. It shall be the developer's obligation to ensure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, and in addition to any other requirements
set forth under the El Monte Municipal Code or by the Chief Building Official, the
developer shall submit to the Building and Safety Division, the receipt(s) showing
evidence that the waste and debris generated during the construction process
were properly disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction and
demolition activities authorized under this resolution, solid waste containers and
bulky items may not be stored or maintained at locations designated for parking
and must be maintained in those locations designated for the temporary storage
of solid waste and bulky items.
23. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All trash
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and refuse shall be disposed of in dumpsters and be removed from the premises on
an as needed basis. Any surplus construction materials shall be stored so as to be
screened from public view when not actually in use and be removed from the
property upon completion of construction activities. The removal of all trash, debris,
and refuse, whether during or subsequent to construction shall be done only by the
property owner, the applicant or by a permitted waste contractor, who has been
authorized by the City to provide collection, transportation, and disposal of solid
waste from residential, commercial, and construction areas within the City.
a. Prior to issuance of a Building Permit, the developer shall submit to the City, the
name and contact information for the contracted waste hauler. It shall be the
developer's obligation to insure that the waste contractor utilized has obtained
permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, the applicant shall submit to the Planning
Division, the receipt(s) showing evidence that the waste and debris generated
during the construction process were properly disposed.
24. Fire protection facilities; including access, must be provided prior to and during
construction.
25. All staging areas and storage of equipment and materials shall be set back from
adjacent residential uses.
SITE PLAN
26. The pedestrian path of travel shall be redesigned to extend from the
sidewalk/P.R.O.W. to the building’s front entryway system while connecting to the
proposed public open space. The pedestrian path of travel is not allowed to be
accessed from the driveway approach.
27. The Applicant shall submit a composite development plan showing all required and
intended public and private improvements for the land parcels and public roadway
as delineated in the development plans approved herein.
28. Decorative vehicular pavers shall be installed along the driveway to the satisfaction
of the Planning Division.
29. Decorative pedestrian pavers shall be installed within the public open space area to
the satisfaction of the Planning Division.
30. The applicant shall provide additional amenities such as seating, raised planters, a
fountain/water feature, and/or public art, etc. within the public open space. The
public open space shall comply with all provisions of the Commercial Design
Guidelines. During the plan check process, the applicant shall provide cut sheets of
the selected decorative items.
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The applicant shall install a minimum of one (1) electrical vehicle charging station
within the parking lot.
31. The project shall provide bicycle racks with a minimum of four (4) bicycle parking
spaces for the development. All bicycle racks and associated equipment shall be
decorative and match/compliment the design of the overall development.
32. The applicant shall provide one (1) loading space of 15 feet by 25 feet. The loading
space shall be marked and designated for loading activities only. All trucks used for
incoming and outgoing deliveries shall be limited to a maximum of 25 feet in length.
33. The back-up or idling of commercial trucks is prohibited along Baldwin Avenue.
34. Automatic gas shut off/earthquake safety valves shall be installed for each gas
meter location and shall be fully screened from view.
LANDSCAPING
35. The applicant shall be required to submit to the Planning Division for review and
approval of a detailed landscape/irrigation plan for the site that is prepared by a
State Licensed Landscape Architect. The plan shall address the following items:
a. Comply with the State mandated Model Water Efficient Landscape Ordinance
(MWELO) 2015 update and Chapter 17.11 - Water Efficiency of the El Monte
Municipal Code (EMMC). The document package may be downloaded on the
City website under Building and Safety or contact the Building and Safety
Division at (626) 580-2050.
b. An automatic timed underground irrigation system shall be installed and
maintained for each landscaped area.
36. The landscape plan shall provide for a variety of groundcover, grasses, shrubs,
perennials, and ornamental trees with various textures, heights, size and a variety of
foliage and flower color, per EMMC Section 17.10.030(A)(1). The landscape plan
shall include a Plant Legend containing: plant symbol, scientific name of plant
material, common name of plant material, plant container size, and plant spacing in
“inches”. Single row and triangle plant spacing are preferred. Very low, low and
medium water usage plant materials are encouraged.
37. All of the existing palm trees along Baldwin Avenue shall be removed and replaced
with a minimum of six (6) 24” box shade trees with compatible groundcover and/or
shrubs that encompasses the entire landscape planters along the P.R.O.W.
38. All landscape and irrigation areas shall be installed prior to a certificate of
occupancy, which shall be approved by the Planning Division.
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LIGHTING
39. The developer shall submit for review by the Planning Division and the Engineering
Department, the design and specifications for all proposed lighting fixtures proposed
for the buildings, drive aisles, parkways, parking areas, pathways, and surrounding
areas within the development. The fixtures shall be reviewed for quality, aesthetics,
illumination values, sustainability values such as LED and shall be decoratively and
architecturally consistent with the building design. The number, location, height,
style and design shall be reviewed and approved by the Planning Division and
Engineering Department prior to issuance of building permits.
40. All light fixtures that are adjacent to residential uses shall provide light shields to
prevent spilling over to adjacent properties.
UTILITIES AND MECHANICAL EQUIPMENT
41. All onsite utilities service lines shall be underground and not visible to the public
view.
42. The applicant shall submit a composite utility plan depicting the location of above
ground utility appurtenances. The exact location of the equipment shall be approved
by the Planning Division, during the plan check process, and shall be installed as per
approved plans. They shall not be allowed within a required parking, turnaround and
landscape areas or on any façade facing a public street.
43. All mechanical equipment placement and screening shall be included on the
composite utility plan and shall be reviewed and approved by the Planning Division
prior to installation. Where practicable and as shown on the plans approved by the
Planning Commission in the course of obtaining the requested entitlements,
mechanical equipment, heating, ventilation, air conditioning (HVAC) units, satellite
dish systems, solar panels, thermal solar heaters, utility meters, above ground utility
and fire safety connections will be, screened, located out of public view or be
architectural integrated into the project design. Plant material is not an acceptable
screening device.
ARCHITECTURE
44. All building facades shall be finished with smooth stucco.
45. The Applicant shall renovate the existing trash enclosure to comply with the City’s
current requirements/standards. The applicant is required to submit a design for the
onsite trash enclosure for review and approval by the Planning Division and the
City's Solid Waste Service Provider during the plan check process. The trash
enclosure shall be screened and buffered from public view and include a designated
area for solid waste disposal and a designated area for recycling disposal. The
design will be reviewed for aesthetic value and use of quality materials. All outside
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trash and garbage collection areas shall be paved and enclosed on at least three (3)
vertical sides by a solid five (5) foot high wall and on the fourth side by a decorative
view obscuring gate to screen the containers from view. Trash enclosures shall be
of a size sufficient to contain all trash containers maintained outside the building.
The finish and color of the enclosure shall be designed to match a primary element
from the site’s building style and to include a decorative solid roof cover and drain
that connects to the sewer system.
46. During the plan check process the elevations shall be printed in color. All proposed
materials and stucco shall be presented on a board and noted on the architectural
plans. The applicant shall work with staff regarding the final color of the awning, to
ensure it provides enough contrast with the other colors of the building.
SIGNAGE
47. The existing monument sign shall be re-stuccoed/painted and refurbished to
match/compliment the building.
48. The Applicant shall submit a Master Sign program for the property prior to the
issuance of a sign permit. All proposed signage will be subject to Planning Division
review and approval and must comply with current signage regulations outlined in
the EMMC.
49. Window signage shall not exceed ten (10) percent of the window area. Only signs
displaying the business name, operational status, and hours of operations may be
approved.
50. Cabinet/canister type of signage is prohibited.
51. Foam lettering is prohibited.
SECURITY/SURVIELLANCE
52. The applicant shall provide a security plan that includes a security system with HD
cameras for the commercial building and parking areas prior to occupancy of the
building. The plan shall incorporate a high definition recording camera surveillance
system. The plan shall be reviewed by the El Monte Police Department and such
recording shall be available for the El Monte Police Department for a minimum of 45
days. The Police Department shall have the authority to make changes to the plan
as needed to enhance public safety.
ENGINEERING DIVISION COMMENTS
53. In the event that water and sewer connections are provided for each tenant,
improvement plans will be required for an encroachment permit to construct within
the City’s P.R.O.W.
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BUILDING DIVISION COMMENTS
54. Plans submitted shall conform to the 2019 California Building Codes and California
Green Building Code.
55. The project shall provide all disabled access requirements and complete details on
the plans prior to plan review submittal and conform to Chapter 11B.
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SECTION 10 – PLANNING COMMISSION APPROVAL. That the
Secretary of the Planning Commission of the City of El Monte, California, shall certify to
the adoption of this resolution and shall cause a copy of the same to be forwarded to
the applicant.
________________________________
Cesar Peralta, Chairperson
ATTEST:

_______________________________
Jason Mikaelian, AICP, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason Mikaelian, AICP, Secretary of the Planning Commission of the City of El Monte,
do hereby certify that the above and foregoing is a full, true, and correct copy of
Resolution No. 3564 adopted by the Planning Commission of the City of El Monte, at a
regular meeting by said Commission held on January 21, 2020, by the following votes to
wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, AICP, Secretary
El Monte City Planning Commission
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CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con
Sandra Elias (626) 258-8626
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

3927-3933 Baldwin Ave. / APN: 8577-013-039,038,021 (A full legal description of
the property is on file in the office of the El Monte Planning Division)

APPLICATION:

Conditional Use Permit (CUP) No. 31-19

REQUEST:

A Conditional Use Permit is requested to convert an existing 6,158± square foot
(sf) single-tenant building into a four tenant commercial building with façade and
site improvements. The subject property is 18,168± sf in size and is located in the
C-3 (General Commercial) zone. The request is made pursuant to Chapter
17.24.030 (42) of the El Monte Municipal Code (EMMC).

APPLICANT:

Jennifer Ho
5823 Golden West Ave
Temple City, CA 91780

PROPERTY
OWNER:

J & V Estates LLC.
5823 Golden West Ave
Temple City, CA 91780

ENVIRONMENTAL
DOCUMENTATION:

Article 19. Categorical Exemptions – Class 1, Section 15301 (Existing Facilities) in
accordance with the requirements of the California Environmental Quality Act
(CEQA) of 1970 and the CEQA Guidelines, as amended.

PLACE OF HEARING:

Pursuant to State Law, the Planning Commission will hold a public hearing to
receive testimony, orally and in writing, on the proposed project. The public
hearing is scheduled for:
Date: Tuesday, January 21, 2020
Time: 7:00 p.m.
Place: El Monte City Hall East - City Council Chamber
11333 Valley Boulevard El Monte, California

Persons wishing to comment on the environmental documentation or proposed application may do so orally or
in writing at the public hearing or in writing prior to the meeting date. Written comments shall be sent to
Marlene Vega; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731 or at
mvega@elmonteca.gov. If you challenge the decision in court, you may be limited to raising only those issues
you or someone else raised at the public hearing described in this notice, or in written correspondence
delivered to the City Planning Commission at, or prior to, the public hearing. For further information regarding
this application please contact Marlene Vega at (626) 258-8626. Monday through Thursday, except legal
holidays, between the hours of 7:00 a.m. and 5:30 p.m.
Published and
mailed on:

Thursday, January 9, 2020

City of El Monte Planning Commission
Jason Mikaelian, AICP, Planning Commission
Secretary

STAFF REPORT

JANUARY 21, 2020

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR
JASON C. MIKAELIAN, AICP
CITY PLANNER

BY:

CRISTINA GRACIANO
ASSOCIATE PLANNER

SUBJECT:

TIME EXTENSION FOR MODIFICATION NO. 15-17

LOCATION:

2707 & 2709 TYLER AVENUE

APPLICANT/
PROPERTY OWNER:

RAMIRO CASTANEDA
2709 TYLER AVENUE
EL MONTE, CA 91733

RECOMMENDATION:

APPROVE TIME EXTENSION FOR MODIFICATION NO.
15-17 FOR AN ADDITIONAL 12 MONTHS

BACKGROUND / REQUEST:
On July 10, 2018, the Modification Committee approved Modification No. 15-17 for the
following: 1) reduce the required minimum side yard setback from ten (10) feet to six (6)
feet; 2) reduce the required minimum rear yard setback from 15 feet to five (5) feet; and,
3) reduce the required off-street parking from two (2), 2-car garages to one (1), 2-car
garage and two (2) open parking spaces to legalize a 436 square foot addition to an
existing second dwelling unit and to construct a new 2-car garage in the R-3 (MediumDensity Multi-Family Dwelling) Zone. The applicant is requesting a 12-month extension
of the approved entitlements to allow additional time to obtain the required permits to
begin construction. Permits are ready to issue upon approval of this time extension.
STAFF RECOMMENDATION:
Approve the time extension for Modification No. 15-17 with a new expiration date of July
20, 2020.
ATTACHMENT:
A. Approval Letter for Modification No. 15-17
2707 & 2709 Tyler Avenue
Modification No. 15-17

STAFF REPORT

JANUARY 21, 2020

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR

BY:

CRISTINA GRACIANO
ASSOCIATE PLANNER

SUBJECT:

TIME EXTENSION FOR CONDITIONAL USE PERMIT
(CUP) NO. 16-17 & DESIGN REVIEW (DR) NO. 06-17

LOCATION:

9650 TELSTAR AVENUE

APPLICANT/
PROPERTY OWNER:

LSM CONSULTING, INC.
1645 ELEVADO AVENUE
ARCADIA, CA 91006

RECOMMENDATION:

APPROVE TIME EXTENSION FOR DESIGN REVIEW NO.
06-17 & CONDITIONAL USE PERMIT NO. 16-17

BACKGROUND
On December 12, 2017, the Planning Commission adopted Resolution No. 3493,
approving Conditional Use Permit No. 16-17 and Design Review No. 06-17 to remodel
an existing 27,969 square foot industrial building into a multi-tenant shared work space
and office uses with ancillary supporting retail/service uses. The expiration date for the
project was December 22, 2018. On July 23, 2019, the Planning Commission approved
a time extension to extend the expiration period until December 22, 2019. Since the
approval of the last time extension, the Applicant has diligently worked toward permit
issuance by getting Los Angeles Sanitation and Fire approval, paying the project’s
development fees and continuously working with Engineering Division.
REQUEST
The Applicant has requested a one (1) year time extension to complete the permitting
process. The only item pending is Engineering approval. There are no changes
proposed to the project; the project is subject to all Conditions of Approval included in
Resolution No. 3493. This request will extend the project approval to December 22,
2020.
STAFF RECOMMENDATION
Staff recommends that the Planning Commission approve a one (1) year Time
Extension from the previously approved expiration date, extending Design Review No.
06-17 & Conditional Use Permit No. 16-17 to December 22, 2020.
CUP NO. 16-17 & DR NO. 06-17
9650 TELSTAR AVENUE
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ATTACHMENTS:
A. Resolution No. 3493
B. Time Extension Request from Applicant

CUP NO. 16-17 & DR NO. 06-17
9650 TELSTAR AVENUE
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STAFF REPORT

January 21, 2020

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR

BY:

JASON C. MIKAELIAN, AICP
CITY PLANNER
MARLENE VEGA
PLANNING AIDE

SUBJECT:

DESIGN REVIEW NO. 04-17 & MODIFICATION NO. 18-17
(TIME EXTENSION)

LOCATION:

4014 PECK ROAD

APPLICANT /

EUNICE CHU
15038 CLARK AVENUE
HACIENDA HEIGHTS, CA 91745

PROPERTY OWNER:

HENRY NGUYEN
3944 PECK ROAD #2
EL MONTE, CA 91732

RECOMMENDATION:

APPROVE 2ND TIME EXTENSION FOR DESIGN REVIEW
NO. 04-17 & MODIFICATION NO. 18-17 FOR AN
ADDITIONAL 12 MONTHS.

REQUEST / STAFF RECOMMENDATION
On November 14, 2017, the Planning Commission adopted Resolution No. 3489,
approving Design Review No. 04-17 to allow construction of a new 4,020 square foot,
two(2)-story commercial building on a 9,890 square foot lot and Modification No. 18-17
to reduce the required street side setback for the proposed surface parking lot from 15
feet to 6.5 feet.
On September 13, 2018, the applicant submitted development plans for the approved
project for Building plan check. Furthermore, on December 11, 2018, a 12-month time
extension was approved by the Planning Commission that extended the project’s
entitlements to November 13, 2019 to allow additional time to complete the plan check
process. The applicant is now requesting an additional (2nd) 12-month time extension for
further time to complete the plan-check process and obtain necessary permits to finalize
construction. Staff recommends the Planning Commission extend the project’s
4014 Peck Rd.
Design Review No. 04-17 & Modification No. 18-17
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entitlement for an additional 12 months with a new expiration date of November 12,
2020.
ATTACHMENTS:
A. Approved Planning Commission Resolution No. 3489
B. Time Extension Request Letter from Property Owner / Applicant

4014 Peck Rd.
Design Review No. 04-17 & Modification No. 18-17
Page 2

CAL Arc Design Studio, Inc.
Nov. 20, 19

City of El Monte
Design Review No: 04-17
Modification No.: 18-17

Plan Review:
Address:

Re:

2-Story Shell Only, Trash Enclosure
4014 Peck Road, El MONTE CA 91732

Request Extension of Building Plan Review Life

We would like to apply the extension of building plan review life for 2-Story commercial building
at
4014 Peck Rd. El Monte, CA 91732
This project is under still –
1. Waiting on Engineer Department 2nd review.
2. Working on revising drawing for Planning Department - 2nd comments
3. Working on revising drawing for Building Department – 2nd structure comment.
Please feel free to contact me for any information you need for applying the extension.
Thank you.

Sincerely,
Charlene Lee
Senior Designer
Email: Charlene.lee@calarc.net
Cell: (626) 705-3938

CAL Arc Design Studio, Inc.

15038 Clark Ave, Hacienda Heights, CA 91748

Phone:(626) 968-9098

STAFF REPORT

January 21, 2020

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR
JASON C. MIKAELIAN, AICP
CITY PLANNER

BY:

CRISTINA GRACIANO
ASSOCIATE PLANNER

SUBJECT:

TENTATIVE TRACT MAP NO. 62624, CONDITIONAL USE
PERMIT NOS. 13-14, 15-15, AND MODIFICATION NO. 1314 (TIME EXTENSION)

LOCATION:

4127 - 4143 ROWLAND AVENUE

APPLICANT/
PROPERTY OWNER:

SHINING ROWLAND COMPANY, LLC
16035 ROBIN WAY
INDUSTRY, CA 91745

RECOMMENDATION:

APPROVE TIME EXTENSION FOR CONDITIONAL USE
PERMIT NOs. 13-14 AND 15-15, AND MODIFICATION NO.
13-14

BACKGROUND
On January 19, 2016, the City Council adopted Resolution No. 9630, approving
Tentative Tract Map No. 62624, Conditional Use Permit Nos. 13-14 and 15-15, and
Modification No. 13-14 for the construction of a 71- unit residential development on a
3.09 acre site in the R-4 (High Density Multi-family Residential) zone. On November 22,
2016, the Planning Commission adopted Resolution No. 3410, approving a Revision to
the previously approved project to allow a phased construction schedule which
superseded Resolution No. 9630. The life of the project was valid for two (2) years, until
January 19, 2018.
On January 16, 2018, the Planning Commission approved a one (1) year time extension
with a new expiration date of January 19, 2019. During the extension period, the
applicant submitted plans for review of the tract map, grading, and structural
calculations to Building & Safety and Engineering Divisions. However, permits were not
achieved by the January 16, 2019 deadline.

TPM NO. 62624, Conditional Use Permit Nos. 13-14, 15-15 and Modification No. 13-14
4123-4127 Rowland Avenue
Page 1

REQUEST
The property owner has requested a post-deadline time extension of the approved
entitlements to continue to work on the proposed project. The El Monte Municipal Code
(EMMC) requires that the applicant demonstrate to staff that progress has been made in
good faith of obtaining the necessary permits to carry out the entitlements that were
granted by the Planning Commission. The city has continued to work with the applicant
after the expiration date. The following items have been completed in the past year:




The Building Official deemed the structural plans complete on April 3, 2019;
The final map was recorded on August 1, 2019; and,
The grading permit was approved on March 14, 2019 with a three (3) month
extension until December 12, 2019.

STAFF RECOMMENDATION
Staff recommends the Planning Commission approve a two (2) year time extension with
an expiration date of January 19, 2021 to allow the property owner to obtain the
necessary approvals and permits to begin the project construction. Additionally, staff
recommends the adoption of specific milestones, as shown below, that are required
actions in addition to the aforementioned expiration date.
Milestone:

Due Date:

Conduct grading pre-construction meeting
January 31, 2020
Commence site preparation/clearing
March 31, 2020
Grading completion/ pad certification
September 30, 2020*
Building permit issuance
January 19, 2021**
* With option to extend until October 31, 2020 pending proof of progress to the
satisfaction of the Community & Economic Development Director
**Note that this project was approved by the Planning Commission (11/22/16) to
be done in phases per below:
 Phase I for paving and the construction of the 21 townhomes with an
anticipated combined construction time of 11 months; and,
 Phase II for Building 6 (50 units) with an anticipated construction time of 12
months.
Should the applicant wish to change the approved phasing, Blodgett
recommends an Addendum to the MND.
ATTACHMENT
A. Resolution No. 3410
B. Time Extension - January 16, 2018

TPM NO. 62624, Conditional Use Permit Nos. 13-14, 15-15 and Modification No. 13-14
4123-4127 Rowland Avenue
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STAFF REPORT

July 23, 2019

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR

BY:

CRISTINA GRACIANO
LANDSCAPE TECHNICIAN

SUBJECT:

TIME EXTENSION FOR CONDITIONAL USE PERMIT (CUP) NO.
16-17 & DESIGN REVIEW (DR) NO. 06-17

LOCATION:

9650 TELSTAR AVENUE

APPLICANT/
PROPERTY OWNER:

LSM CONSULTING, INC.
1645 ELEVADO AVENUE
ARCADIA, CA 91006

RECOMMENDATION:

APPROVE TIME EXTENSION FOR DESIGN REVIEW NO. 06-17
& CONDITIONAL USE PERMIT NO. 16-17

BACKGROUND
On December 12, 2017, the Planning Commission adopted Resolution No. 3493, approving
Conditional Use Permit No. 16-17 and Design Review No. 06-17 to establish a multiple-tenant
development. The project, referred to as UR Circle, includes the remodel of an existing 27,969
square foot industrial building into a proposed multi-tenant shared work space and office uses
with ancillary supporting retail/service uses. Since the approval of the project, the Applicant has
continuously worked with the City to obtain Building and Planning approvals.
REQUEST
The Applicant has requested a one (1) year time extension to complete the permitting process.
Pending items include Los Angeles Sanitation, Fire Department, Engineering, and Art in Public
Places. There are no changes proposed to the project; the project is subject to all Conditions of
Approval included in Resolution No. 3493. This request will extend the Conditional Use Permit
and Design Review approval to December 22, 2019.
STAFF RECOMMENDATION
Staff recommends that the Planning Commission approve a one (1) year Time Extension from
the original expiration date, extending Design Review No. 06-17 & Conditional Use Permit No.
16-17 to December 22, 2019.
ATTACHMENT:
A. Resolution No. 3493
B. Time Extension Request from Applicant

CUP NO. 16-17 & DR NO. 06-17
9650 TELSTAR AVENUE
Page 1

