
 

 

    PLANNING COMMISSION AGENDA  
 

CITY OF EL MONTE PLANNING COMMISSION 

 
TUESDAY, SEPTEMBER 14, 2021  

 

7:00 P.M. 
CITY HALL EAST – COUNCIL CHAMBERS 

11333 VALLEY BOULEVARD 
  

Members of the public wishing to observe the meeting may do 
so in one of the following ways:  
 
(1) Attend the meeting in person at the City’s Council Chambers.  
 All COVID-19 safety precautions (e.g. wearing a mask and social 
 distancing) shall be followed at all times. 
 
(2) Turn your TV to Channel 3. 
 
(3) Visit the City’s website at: http://www.elmonteca.gov/378/council-
meeting-videos 
 
(4) Call-in Conference (253) 215-8782; Meeting ID 885 9120 1539 
and then press #. Press # again when prompted for participant ID.  
 
Members of the public wishing to make public comment may do 
so in one of the following ways:  
 
(1) Call-in Conference (253) 215-8782; Meeting ID 885 9120 1539 
and then press #. Press # again when prompted for participant ID. 
Once admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone– All interested parties can submit comments 
in advance to the Planning Division’s general email at 
planning@elmonteca.gov or the City’s telephone line: (626) 258-
8626. All comments must be received by the Planning Division no 
later than 3:00 pm on September 14, 2021. 
 

Instruction regarding accommodation under the Americans with 
Disabilities Act can be found on the last page of this Agenda. 

 

CITY OF EL MONTE 
PLANNING 

COMMISSION 
 

CHAIRPERSON 
Rafael Gonzalez 

 
VICE-CHAIRPERSON 

Cesar Peralta 
 

COMMISSIONER 
Alfredo Nuño 

 
COMMISSIONER 

Amy Wong 
 

COMMISSIONER 
Vacant  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

                     
Phone: (626) 258-8626 

www.elmonteca.gov 
planning@elmonteca.gov 

 

            

    



CITY PLANNING COMMISSION AGENDA September 14, 2021 

 

Planning Commission Agenda | 2 

 

 

OPENING OF MEETING 
 

1. 
 

Call Meeting to Order 

2. 
 

Flag Salute 

3. 
 

Roll Call 

4. Approval of Agenda 

5. Commission Disclosures 
 

6. Public Comments 
 
 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 for the 
record. 
 
     CONSENT CALENDAR 

7.1 
 
 
7.2 
 

Approval of Modification Committee Minutes 
August 24, 2021 
 
Approval of Planning Commission Minutes 
None 
 

 PUBLIC HEARING 

 

8. Tentative Parcel Map No. 82837 and Conditional Use Permit No. 29-19 
 

 Address/Location: 11100 Lambert Avenue / APN No. 8569-008-016 
 

 Request: Tentative Parcel Map No. 82837 and Conditional Use Permit 
No. 29-19 are requested to subdivide an existing 18,890 square 
foot parcel into three (3)  individual parcels and one common lot 
for the construction of three (3) detached two-story dwelling 
units. The property is located within the R-2 (Low-
Density/Multiple-Family) zone.  This request is made pursuant 
to the requirements of Chapters 16.10 and 17.24 of the El 
Monte Municipal Code (EMMC). 
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CEQA  
Recommendation: 
 
 
 

 
Article 19.  Categorical Exemptions – Class 3, Section 15303 
(In-fill development projects) in accordance with the 
requirements of the California Environmental Quality Act 
(CEQA) of 1970 and the CEQA Guidelines, as amended. 
 

 

 Case Planner:  Debra Martinez, Assistant Planner 
 

 

 Recommendation: 1. Open the public hearing; 
2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Adopt Resolution to approve the request and adopt a 

Categorical Exemption. 
 

 Resolution: 3606 
 
 

 REGULAR AGENDA 
 

9.1 Time Extension For Conditional Use Permit No. 12-07 

 Address/Location: 12020 Roseglen Street  
 

 Request:  The applicant has submitted a Time Extension request, 
requesting several time extensions to construct three (3) new 
two-story residences. 
 

 Case Planner: Nancy Lee, Senior Planner  
 

 Recommendation: Staff recommends the Planning Commission approve or deny 
the time extension request. 
 

 
9.2 

 
General Plan Amendment No. 01-21: Housing Element Update Study Session  
 

 Address/Location: Citywide 
 

 Case Planner: Tony Bu, Senior Planner 
 

 Recommendation: Receive the Study Session presentation from staff and provide 
comments on the proposed Housing Element Update. 
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9.3 Code Amendment No. 795 – Study Session No. 2 – Division 1: Zoning Code 
Introduction 
 

 Address/Location: Citywide 
 

 Case Planner: Jason C. Mikaelian, AICP, Deputy Director 
 

 Recommendation: Receive the Study Session presentation from staff and provide 
comments on the proposed Zoning Code Updates. 
 

  

REPORTS AND OTHER ITEMS 

 
 
10. 

 
 
Director’s Report 

 
 
11. 

 
City Attorney’s Report 
 

 
12. 

 
Commissioner Comments 
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 

Tuesday, September 28, 2021 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 available on the City’s Home Page at 

www.elmonteca.gov or https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2.  

You may also call the Planning Division at (626) 258-8626 for more 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 35.102-35.104 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 $2,080.96. Any individual that received notice of this meeting from the 
City of El Monte will receive notice of an appeal, if one is filed. 

http://www.elmonteca.gov/
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2
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Quality (CEQA) Act of 1970 and the CEQA Guidelines, as 
amended. 

 
Case Planner: Sandra Elias, Associate Planner  
 
Recommendation: 1. Open the public hearing; 

2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Approve the Modification request, adopt the Conditions of 

Approval and adopt the Categorical Exemption. 

  

 

 

Results: 
 

Motion: by Chairperson Peralta approval of item No. 5; Seconded by Deputy Director Mikaelian 
 
Vote: 3-0 
 
No Added Conditions 
 

NEXT SCHEDULED MODIFICATION COMMITTEE MEETING 
Tuesday, September 14, 2021 at 6:00 p.m. 

Location: To Be Determined 
 

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 
35.102-35.104 ADA Title II] 
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Exhibit 1: Site Plan 
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Exhibit 2: Elevations   
  

 
  
 

 

 

 

 

 
 

 

   

FRONT ELEVATION OF UNITS A & B 
 

FRONT ELEVATION OF UNIT C 
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BACKGROUND:  
 
Per the L.A. County Assessor’s records, the subject site consisted of a 2,020 SF single 
family residence that was constructed from around 1956. Per the City’s Building Division 
records, the single family residence was demolished on August 8, 2018 due to fire 
damage and the property has since remained vacant. Furthermore, the perimeter of the 
subject site is currently developed with fencing/walls that consist of concrete block, 
chain-link and other fencing.   
 

 
ENTITLEMENTS REQUESTED: 
 
On November 4, 2019, the project’s entitlement application was submitted prior to Code 
Amendment No. 792 (pursuant to Resolution No. 2994) taking effect on March 20, 2020. 
As such, the project is subject to the entitlement requirements from the date of the 
original entitlement submittal (Attachment D). The following entitlements were requested 
pursuant to the requirements of Chapters 16.12, and 17.24 of the El Monte Municipal 
Code (EMMC): 
 

 Tentative Parcel Map (TPM No. 82837) to subdivide an existing 18,890 SF lot 
into three (3) parcels (for individual ownership) with one (1) common lot (for 
vehicular access); and 
 

 Conditional Use Permit Review (CUP No. 29-19) to construct three (3) or more 
dwelling units.   

 
 
PROJECT CHARACTERISTICS: 
 
Site Development 
The Applicant is proposing to subdivide an existing/vacant 18,890 SF parcel to construct 
three (3) new two-story residential units.  Units A and B will provide a floor area of 1,889 
SF containing four (4) bedrooms and four (4) bathrooms and Unit C will provide a floor 
area of 2,442 SF containing five (5) bedrooms and six (6) bathrooms. Additionally, each 
unit will provide an attached two-car garage, an entry porch, balcony space and private 
open space.  
 
Site Circulation & Parking 
The project site has a street frontage of 60 feet along Lambert Avenue with 
ingress/egress provided from a 20-foot wide common driveway at the eastern end of the 
frontage. The proposed driveway will extend along a major length of the eastern property 
line to access open parking spaces located at the rear portion of the lot. All of the 
dwelling units will be located along the westerly side with Unit C located at the end of the 
lot that provides access to a private two-car garage and additional open parking spaces 
are proposed between the each dwelling unit. The driveway will also serve as the fire 
access lane with surfacing materials proposed with concrete and breaks of decorative 
interlocking-pavers.  A three (3) foot wide landscape planter is also proposed adjacent to 
the driveway and eastern property line.  In addition, a pedestrian walkway will be 
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required that connects from the public sidewalk to all of the entryways of the units and 
the common open space at the rear. 
 
The EMMC requires that each unit provide a two (2)-car garage for the first 1,200 SF of 
floor area and an open parking space for every additional 300 SF of floor area. 
Therefore, the proposed project requires each unit to provide a two-car garage and a 
total of nine (9) open parking spaces for the site. The applicant is proposing to provide 
an attached two-car garage for each unit and a total of nine (9) off-street parking spaces 
for the site; thus, satisfying the EMMC parking requirements. 
 
Usable Open Space 
The proposed project requires 600 SF of usable open space per unit, or 1,800 SF in 
total. Of the total requirement, a minimum of 200 SF is required to be allocated as private 
open space for each unit. The remaining required usable open space can then be 
allocated toward additional private open space or as common open space.  
 
The project proposes ground floor private open space areas for each dwelling unit 
consisting of 523 SF, 535 SF and 1,611 SF, for an overall total of 2,669 SF of private 
open space.  In addition, 810 SF of common open space is proposed at the rear portion 
the site that will consist of a patio area not including a proposed half basketball court.  
Therefore, the total combined private and common open space is 3,479 SF which far 
exceeds the minimum usable open space requirement. 
 
Architectural Design 
The architectural theme of the proposed project resembles a “Spanish-Revival” 
architectural style, which is considered to be a predominant style found within the City.  
In general, the proposed project has incorporated a variety of articulation, roof elements, 
window and door treatments, materials and colors, and other character defining features 
to stay consistent with the proposed Spanish-style.  In addition, all of the front elevations 
of the proposed units are designed with arched entryways.  Proposed exterior finish 
materials include:  smooth stucco, roof tiles, metal guardrails, window shutters, ceramic 
tile etc. 
 
Landscaping 
The project site will consist of a total landscaped area of 4,298 SF that is subject to the 
Model Water Efficient Landscape Ordinance (MWELO) and the City’s landscape 
requirements.  The landscape design for the proposed project defines the public-right-of-
way, entryways, driveway, walkway paths, private open spaces, and common open 
space areas throughout the entire project site. The proposed landscape plan is 
requesting to remove two (2) fruit trees and one (1) protected tree while retaining one (1) 
existing fruit tree.  However, the protected tree was removed prior to obtaining permits; 
therefore, the applicant has been conditioned to obtain an after-the-fact permit and 
provide two (2) additional shade trees for the site.  
 
Furthermore, the preliminary landscape plan shows a total of 20 new trees to be planted 
throughout the site ranging from 24”-box to 36”-box.  A variety of shrubs, perennials, and 
ground covers are also proposed. A condition of approval has been included for the 
Applicant to provide landscaping and irrigation along Lambert Avenue. One (1) new 24”-
box street tree has also been conditioned to be installed along the public-right-of-way. 
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The Applicant will be required to submit a complete landscape plan depicting all 
proposed plant types/materials to the Planning Division for review and approval prior to 
the issuance of Building Permits.  The landscape plan shall be designed to comply with 
Sections 17.10 and 17.11 of the EMMC in regards to landscape requirements and water 
efficiency. 
 
Property Maintenance 
The proposed subdivision will be maintained through the formation of a Home Owner’s 
Association (HOA) governed through the approval of Declaration of Covenants, 
Conditions & Restrictions (CC&R’s). The CC&R’s will address property maintenance of 
the common driveway, landscaped areas, restrictions on parking, (e.g. fire lane 
designation) and will include any and all other conditions of approvals set forth. A 
professional management company shall administer the provisions set forth in the 
CC&R’s. A condition of approval has been included to ensure an HOA and CC&R is 
provided, reviewed, and approved by the City Attorney.  
 

 

PROJECT ANALYSIS: 
 
General Plan Consistency 
The subject property has a General Plan land use designation of “Medium-Density 
Residential”, which allows for a maximum density of 6.1 – 8.0 dwellings per acre, in 
which the project is in compliance to.  The proposed development is also consistent with 
the goals and objectives of the Medium-Density Residential land use designation. 
Specifically, the following Land Use, Housing and Community Design element objectives 
are applicable to the proposed project: 

  
LU-7.4 Condominium Association. Require developers of properties 
subdivided into individually-owned properties to create condominium 
association that can address common land use and maintenance issues 
and allow the City to negotiate with a single entity, rather than multiple 
property owners.  
 
H-1.5 Architectural Design. Require that all housing, either new or 
rehabilitated, is of exemplary design and construction quality throughout 
the development and implementation of building design standards and 
architectural review.         
 
CD-4.3 Massing. Discourage single-plane massing by incorporating a 
variety of rooflines, articulated wall planes, and multiple forward and 
recessed walls.   
 
CD-4.7 Landscaping. Require lush and well-maintained landscaping 
appropriate the structure and its use and context in a manner that meets 
community expectations for quality. 
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Zoning Code Consistency 
The property is located in the R-2 (Low-Medium Density/Multiple-Family Residential) 
zone. Because the project’s entitlement application was submitted on November 4, 2019 
(prior to Code Amendment No. 792), the project is subject to the Zoning Code 
Requirements from date of the original entitlement submittal. (Attachment D). 
  
Table 1 below provides the development standards for the R-2 zone (prior to Code 
Amendment No. 792) and identifies whether the proposed project complies with each 
standard. 

 
  Table 1. R-2 Development Standards 

Development 
Standard 

Required Proposed Meets 
Requirement? 

Floor Area 40% 35% Yes 

Setbacks 

Front (North) 20’ 20’ Yes 

Side  First Floor 
(East):  
 

10’ 
 

Unit A and B: 23’ 
Unit C: 10’ 

Yes 

Side First Floor 
(West): 

10’ 10’ Yes 

Rear (South): 10’ 
 

20’ 
 

Yes 

2nd Story Front 
(North): 

Additional 2’ from the 
first floor 

Additional 2’ from the 
first floor 

Yes 

2nd Story Side 
(East): 

12’ 23’ Yes 

2nd Story Side 
(West):  

12’ 12’ Yes 

Density 3 units 3 units Yes 

Lot Coverage 40% 25.3% Yes 

Parking:  2-car garage/per unit & 
9 open parking spaces 

2-car garage/per unit & 
9 open parking spaces 

Yes 

Total Usable 
Open Space: 

2,669 SF 3,479 SF  Yes 

Private Open 
Space 

200 SF per unit      Unit A- 523 SF 
     Unit B - 535 SF 
     Unit C - 1,611 SF      

Yes 
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Comprehensive Design Guidelines Consistency 

The El Monte Comprehensive Design Guidelines are intended to convey overall best 
practices when it comes to the design of new development projects.  These are 
additional to specific guidelines tailored to a specific place or neighborhood.  However, 
conditions vary from site to site, and there may be a more appropriate solution that is in 
conflict with or is not included in the guidelines.  Innovative design solutions that are 
consistent with the spirit of the design principles identified in the Design Guidelines are 
considered and encouraged.  The proposed project’s design complies with a majority of 
the City’s Design Guidelines related to multi-family residential developments, which are 
identified below: 
 

 Design Guidelines § 4.1.C.(3) – Common open space should be easily accessible 
to all units.  

 Design Guidelines §4.1.D.(4) – Fully integrate the garage within overall structure.  

 Design Guidelines §4.1.2.B(1) – Each building or project should have a governing 
architectural idea that governs massing and design decisions. Architectural 
concept should be appropriate to site and executed with rigor and consistency. 

 Design Guidelines §4.1.2.B(2) – Massing of the project should reinforce the 
overall architectural concept.  

 Design Guidelines §4.1.3.A(1) – To maintain a high level of design, the 
architecture of any multi-family housing project should reflect a common 
vocabulary of building massing, form, and elements and materials, while at the 
same time express architectural variation. 

 Design Guidelines §4.1.3.L(1) – All facades of a building should employ a palette 
of materials which work well together and complement the overall building design. 

 Design Guidelines §4.1.3.L(3) – Stucco should have a smooth finish, such as a 
smooth trowel or fine sand float finish. Textured, lace or rough sand finishes are 
not acceptable. 

 Design Guidelines §4.1.3.L(4) – Painted surfaces should use color that reinforce 
the architecture of the building and are compatible with natural materials used in 
the overall project. 

 
Overall, the site and building designs of the proposed development is consistent with the 
El Monte Comprehensive Design Guidelines as demonstrated with the specific 
guidelines previously mentioned. 
 
 
ENTITLEMENTS: 
 
Tentative Parcel Map (TPM) 
The Applicant proposes to subdivide the 18,890 SF lot into four (4) parcels. This includes 
three (3) property ownership lots and one (1) common lot for driveway and common 
open area purposes. Tentative Parcel Map (TPM) No. 82837 will comply with all 
provisions of the City’s Subdivision Ordinance and the State’s Subdivision Map Act.  The 
findings for the TPM are found in Resolution No. 3606.  
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Conditional Use Permit (CUP) 
Prior to Code Amendment No. 792, Chapter 17.24 of the EMMC required that all 
residential projects with three (3) or more units are subject to CUP approval.  The project 
is proposing three (3) new detached residential units and is believed to be 
consistent/compatible with the surrounding neighborhood.  The findings for this CUP are 
found in Resolution No. 3606. 
 
 
CITY REVIEW PROCESS: 
 
Planning staff and the other City Departments and Divisions have reviewed the proposed 
project through the City’s internal application review process. This review process 
enables the various City Departments and Divisions (i.e., Planning, Building, Public 
Works/ Engineering, Police and Los Angeles County Fire) to thoroughly evaluate land 
use and development proposals for conformity with the provisions established in the 
City’s Municipal and Zoning Code. Additionally, the review process ensures that the 
proposal is designed to be compatible with any existing land uses and structures on-site 
and on neighboring properties. In this way, the quality and economic health of local 
residential, commercial and industrial districts are appropriately maintained. Based upon 
the review of the project, staff has determined that the proposed project’s site 
improvements for the proposed site conforms to the requirements of the City’s General 
Plan and Zoning Code, and is compatible with the surrounding area.  Conditions of 
approval are applied to the project to address potential compatibility issues and enhance 
the project to achieve greater consistency with the intent of the General Plan and Zoning 
Code. 
 
 

ENVIRONMENTAL REVIEW: 
 

In accordance with the requirements of the California Environmental Quality Act (CEQA) 
of 1970, as amended, this project is Categorically Exempt under Class 32, Section 
15332 (In-fill development projects) 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 4 and 5 of the draft resolution contain recommended findings and 
Section 6 contains the conditions of approval for the Planning Commission’s 
consideration.  
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RECOMMENDATION:  
 
Staff recommends that the Planning Commission evaluate the proposal and consider the 
following Actions:  
 

A. Adopt a Categorical Exemption Under Article 19, Class 2, Section 15332 (In-fill 
development) pursuant to the California Environmental Quality Act and 
Guidelines; and  
 

B. Make the Finding of Facts articulated in the body of the Resolution in connection 
with each entitlement request and approve Tentative Parcel Map No. 82837 and 
Conditional Use Permit No. 29-19, subject to conditions of approval. 

 
 
ATTACHMENTS: 
 

A. Resolution No. 3606, with Findings and Conditions of Approval  
B. Development Plans 
C. Public Hearing Notice, Radius Map and Site Posting 
D. Previous Code prior to Zoning Code Amendment 792 
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RESOLUTION NO. 3606 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, APPROVING TENTATIVE 
PARCEL MAP NO. 82837, CONDITIONAL USE PERMIT 
NO. 29-19 AND  THE ADOPTION OF A CATEGORICAL 
EXEMPTION TO ALLOW THE CONSTRUCTION OF A 
THREE (3)-UNIT SUBDIVISION WITH ONE (1) COMMON 
LOT ON A 18,890 SQUARE FOOT SITE FOR PROPERTY 
LOCATED AT 11100 LAMBERT AVENUE, EL MONTE, 
CALIFORNIA. 
  

WHEREAS, on November 4, 2019, Sean Wang (the “Applicant”) submitted an 
application to construct three (3) detached units (the “Original Project”) on property 
located at 11100 Lambert Avenue, El Monte, California (the “Subject Property”), and 
described as follows, to-wit: 

  
APN: 8565-008-016 

 
WHEREAS, on November 4, 2019, the Applicant submitted the Original Project’s 

entitlement application prior to Code Amendment No. 792 (pursuant to Resolution No. 
2994), the following entitlement requests are applicable: 

  
• Tentative Parcel Map (TPM) No. 82837 to subdivide for three (3) detached units 

and one (1) common lot; and 
• Conditional Use Permit (CUP) No. 29-19 to allow a multiple-family residential 

development (three (3) or more units) in the R-1B or less restrictive zones; 
 

WHEREAS, on September 14, 2021, the Planning Commission of the City of El 
Monte held a public hearing concerning TPM No. 82837 and CUP No. 29-19 for the 
Original Project.  
 

NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission 
of the City of El Monte, County of Los Angeles, State of California, as follows: 
 

SECTION 1 - GENERAL PLAN.  The General Plan land use designation is 

“Medium-Density Residential”.  The 2011 El Monte General Plan designation is intended 

for detached single-family houses, attached products with four or fewer units, and planned 

developments that allow 6.1- 8.0 dwelling units per acre (du/ac). The proposed 

subdivision with three (3) units and one (1) common lot meets the intent of the General 
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Plan. The proposed project is permitted on the subject property upon the adoption of a 

Categorical Exemption and approval of TPM No. 82837 and CUP No. 29-19.  As such, 

the project is consistent with the goals of the 2011 El Monte General Plan. 

SECTION 2 - ZONING. The property is located within the R-2 (Low-

Density/Multiple-Family Residential) zone.  The surrounding zoning and land use of the 

adjacent properties are as follows: 

North: R-2; Medium-Low Density Residential 
South: R-2; Medium-Low Density Residential 
West: R-2; Medium-Low Density Residential 
East: R-2; Medium-Low Density Residential 

 

   SECTION 3 - 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 that the proposed 

project qualifies for an Notice of Exemption under Article 19 Categorical Exemptions, 

Section 15332 (Class 32) - In-Fill Development Project in accordance with the 

requirements of the State CEQA Guidelines. The project is consistent with the land use 

designation, density range, and policies of the General Plan.  Therefore, no further 

environmental assessment is required. 

SECTION 4 – TENTATIVE PARCEL MAP FINDINGS.  All necessary 

findings for the granting of the Tentative Parcel Map No. 82837 pursuant to Title 16 

(Subdivisions) of the El Monte Municipal Code can be made in a positive manner and are 

as follows: 
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A. The proposed map is consistent with applicable general and specific plans. 
 

Finding of Fact:   
The proposed map is consistent with the City’s 2011 General Plan which designates 
the subject site as Medium-Density Residential.  This land use designation is intended 
for attached and detached single-family homes, attached products with four (4) or 
fewer units, and planned developments that allow 6.1 to 8.0 residential dwelling units 
per acre.  The proposed development of three (3) detached single-family residential 
dwelling units, with a density of 7.0 units per acre, meets the intent of the General 
Plan.   

 
B. The design or improvement of the proposed subdivision is consistent with applicable 

general and specific plans. 
 

Finding of Fact:  
The design of the project is consistent with the General Plan’s Community Design 
Element goal CD-9.7 - Architecture, which states that “single-family detached and 
attached housing should be well-designed to assure a high level of neighborhood 
quality”.  The proposed development meets this goal because it is designed in 
contemporary Spanish architectural style and includes a high level of quality in design 
details. The gable roofs that cover the two-story units are covered with layered roof 
tiles and have attic vent tubes in a terracotta color. The exterior walls will be finished 
with smooth stucco (La Habra Smooth Finish in White Veil). A color complementary 
to the wall finish (Behr Carriage Door) will be painted and applied to fascia boards, 
corbels, door trims and other trim work. Additional architectural design features 
include rounded and recessed windows, an arched entry porch with terracotta lining, 
and all primary entrances will have a medium oak finish. As designed, the proposed 
project will improve the appearance of the subject site, and promotes a high level of 
neighborhood aesthetic quality.     

  
C. The site is physically suitable for the type of development. 
 

Finding of Fact: 
The subject site is physically suitable to accommodate construction of three (3) new 
two-story dwelling units and one (1) common driveway in that the site is relatively flat 
and is surrounded by residential uses to the west, east, and north.  The site is 18,890 
square feet in size, 60 feet in width, and an average depth of 315.32 feet and has 
adequate vehicular and pedestrian access from Lambert Avenue. The proposed 
project plans have demonstrated that the site is physically suitable.   

 
D. The site is physically suitable for the proposed density of development. 
 

Finding of Fact: 
The site is physically suitable for the proposed density of development in that the 
subject site is designated Medium-Density Residential by the City’s 2011 General Plan 
land use map, which means that this land use designation is intended for detached 
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single-family and multi-family homes and allows from 6.1 to 8.0 residential dwelling 
units per acre.  Since the project proposes a density of 7.0 units per acre, it falls within 
the established density outlined by the General Plan.   

 
E. The design of the subdivision or the proposed improvements are not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or wildlife 
or their habitat.   

 
Finding of Fact:   
The design of the subdivision and proposed improvement will not cause substantial 
environmental damage or substantially and avoidably injure fish or wildlife or their 
habitat because staff determined the project to be Categorically Exempt (Class 3 – in-
fill development) in compliance with the requirements of the California Environmental 
Quality Act (CEQA). There are no fish or wildlife habitats within the vicinity of the 
subject property nor is the project site considered a habitat for wildlife.  

 
F. The design of the subdivision or the type of improvements is not likely to cause serious 

public health problems. 
 

Finding of Fact: 
The design of the subdivision and type of improvements will not cause serious public 
health problems in that before the issuance of City development permits and/or a 
Certificate of Occupancy, the project is required to comply with all conditions set forth 
in the resolution of approval and requirements from the Building and Safety Division, 
Engineering Division/Public Works Department, and Fire Department.  
  

G. The design of the subdivision or the type of improvements will not conflict with 
easements, acquired by the public at large, for access through or use of, property 
within the proposed subdivision. In this connection, the governing body may approve 
a map if it finds that alternate easements for access or for use will be provided, and 
that these will be substantially equivalent to ones previously acquired by the public. 
This subsection shall apply only to easements of record and to easements established 
by judgment of a court of competent jurisdiction. No authority is granted to a legislative 
body to determine that the public at large has acquired easements for access through 
or use of property within the proposed subdivision. 

 
Finding of Fact: 
The proposed Tentative Parcel Map has been evaluated by the City’s Engineering 
Division and it has been determined that the proposed subdivision complies with the 
intent and requirements of Chapter 16 of the EMMC (Subdivisions).   
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 SECTION 5 – CONDITIONAL USE PERMIT (CUP) FINDINGS.  All 

necessary findings for the granting of CUP for residential projects with three (3) or more 

dwelling units on the subject property pursuant to Chapter 17.24 of the El Monte Municipal 

Code can be made in a positive manner and are as follows:  

 
A. The granting of a conditional use permit request will not be detrimental to the public 

health or welfare or injurious to the property or improvements in such zone or 
vicinity;   

 
Finding of Fact:  
The proposed three (3) unit subdivision is consistent with the General Plan Land 
Use designation of Medium-Low Density Residential. Based upon the review of 
the project, Staff believes that the proposed project’s architecture and site 
improvements for the site largely conforms to the requirements of the City’s 
General Plan and Zoning Code, and is compatible with the surrounding area.  
Conditions of approval are applied to the project to address potential compatibility 
issues and enhance the project to achieve greater consistency with the intent of 
the General Plan and Zoning Code. Before the issuance of building permits and/or 
a Certificate of Occupancy, the project is required to comply with all conditions set 
forth in the resolution of approval, and must comply with conditions imposed by the 
Building and Safety Division, Engineering Division/Public Works Department, and 
Fire Department requirements. The referenced Division/Departments, through the 
permit and inspection process, will ensure that the proposed project will not be 
detrimental to the public health, safety or welfare nor will it be materially injurious 
to the properties or improvements in the vicinity. 

 
B. The use applied for at the location indicated is properly one for which a conditional 

use permit is authorized; 
 

Finding of Fact:  
Because the project’s entitlement application was submitted on November 4, 2019, 
prior to Code Amendment No. 792 (pursuant to Resolution No. 2994), the project 
is subject to the entitlement requirements from the date of the original entitlement 
submittal which required a Conditional Use Permit for any residential development 
that proposes three (3) or more units.  The Applicant is proposing to construct three 
(3) residential dwelling units at the site.  Furthermore, the subject property is 
located within the Medium-Low Density Residential General Plan land use 
designation and the R-2 (Low-Density/Multiple-Family Residential) zone. In 
accordance to the land use designation, all development shall meet the 
requirement of 6.1 to 8.0 du/ac. The site is approximately 18,890 SF in size. The 
project complies with all provisions of the Conditional Use Permit requirements of 
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the Zoning Code and all applicable findings could be made in the affirmative, with 
conditions of approval. 

 
C. The site for the proposed use is adequate in size and shape to accommodate such 

use; and that all yards, spaces, walls, fences, parking, loading, landscaping, and 
other features required to adjust such use with the land and uses in the 
neighborhood are provided; 

 
Finding of Fact:  
The proposed three (3) unit subdivision is consistent with the General Plan land 
use designation of Medium-Low Density Residential. The subject property can 
adequately accommodate the project and all Zoning Code standards as 
demonstrated by the submitted development plans. The project proposal includes 
sufficient enclosed and open parking spaces, landscaping for common and private 
open space, and perimeter and interior walls and fences to support the proposed 
development.   

 
D. The site abuts streets and highways adequate in width and pavement type to carry 

the kind of traffic generated by the proposed use; and   
 

Finding of Fact:  
Traffic generated to and from the site is directly provided along Lambert Avenue. 
This is a local street that is interconnected to various local streets (e.g., Tyler 
Avenue and Cypress Avenue) that support mobility throughout the neighborhood. 
The project site has approximately 60 feet of frontage along Lambert Avenue. As 
proposed, the three (3) residential units will be located on the westerly side of a 20 
foot wide common driveway that accesses all of the enclosed and open parking 
spaces throughout the site.  Therefore, the site abuts streets and highways 
adequate in width and pavement type to carry the kind of traffic generated by the 
proposed use. 

 
E. The granting of such a conditional use permit is consistent with the purpose, goals, 

and policies of the City’s General Plan. 
 

Finding of Fact:  
The 2011 El Monte General Plan’s Medium-Density Residential designation is 
intended for attached and detached single-family homes, attached products with 
three (3) or fewer units, and planned developments that allow from 6.1 to 8.0 
residential dwelling units per acre. The proposed three (3) unit subdivision meets 
the intent of the General Plan.  Overall, the proposed development makes efficient 
use of available land and serves to further many of the goals listed within the City’s 
General Plan by providing new adequate housing through land use, zoning, and 
specific plan designations that allow additional multiple-family residences and 
encourage infill development of underutilized sites.  This project will serve to 
enhance the housing stock of the City and will further advance the goals of the 
General Plan. 
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SECTION 6 – APPROVALS AND CONDITIONS. The Planning 

Commission determines that the project is Categorically Exempt under Article 19 Section 

15303 (Class 3 – in-fill development) in accordance with the California Environmental 

Quality Act (CEQA) of 1970 and the CEQA Guidelines and does hereby approve TPM 

No. 82837 and CUP No. 29-19, subject to the following conditions: 

GENERAL 
 
1. The project shall substantially conform to Tentative Parcel Map No. 82837, 

Conditional Use Permit No. 29-19 and the associated plans presented to the Planning 
Commission on September 14, 2021. 
  

2. The Tentative Parcel Map approval as contained herein shall be effective for a period 
of twenty-four (24) months from the date of effective approval thereof; provided 
however, that prior to such date, building permits shall have been obtained or a time 
extension shall have been approved by the Planning Commission in accordance with 
Section 16.12.140 of the EMMC and the State Subdivision Map Act.  
 

3. Approval for the Conditional Use Permit shall be effective for the valid life of the 
Tentative Parcel Map and shall remain effective for a period of six (6) months from the 
date of the final recordation of the map, whichever is greater; provided however, that 
prior to such date, building permits shall have been obtained or a time extension shall 
have been approved by the Planning Commission. 

 
4. A copy of the approving resolution shall be printed and attached to the development 

plans that are to be submitted to the Building and Safety Division during the plan check 
process. 

 
5. All applicable conditions shall be met or deemed to have been addressed by the 

Community & Economic Development Director or designee prior to final inspection 
and prior to either issuance of building permits or occupancy of any buildings. 

 
6. All Planning Division, Building Division, Code Enforcement Division, Public Works 

Engineering Division, and Los Angeles County Fire Department standards and 
conditions shall be complied with prior to the issuance of building permits or at another 
time specified in the conditions of approval or as outlined in City Codes.  

 
7. All City and LA County Fire Department standards and conditions shall be 

implemented prior to final inspection and prior to occupancy of any building permit. 
 
8. The Applicant and property owner shall sign and submit a notarized affidavit accepting 

all conditions of approval contained in the Planning Commission Resolution prior to 
issuance of Building Permits for the proposed project. 
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9. The project shall comply with provisions of SB330.   
 

10. The Applicant shall provide a detailed summary (to be reviewed by the Planning 
Division) of all conditions of approval to confirm compliance at key points of the project 
including:   1) Recordation of final Parcel map; 2) Issuance of grading and building 
permits; and 3) Final occupancy of the units. The summary shall be submitted for 
review and approval by the Planning Division. 

 
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 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. The applicant and City shall enter into a Subdivision Improvement Agreement prior to 
recordation of the Final Parcel Map for the design, acquisition, installation, 
construction, dedication and one-year warranty for all of the public infrastructure 
improvements required by the conditions of approval for Tentative Parcel Map No. 
82837.  
 

13. CC&R’s for property maintenance shall be required and shall be reviewed and 
approved by the City Attorney. Said CC&R’s shall include, but not be limited to, the 
following: a) the provision that the Conditions of Approval contained in this Resolution 
shall be transformed to the individual property owners of the three (3) parcels (one 
common lot and two individual lots) at the time of ownership transfer from the applicant 
to the buyer; and b) the provision that the Owner’s Association shall be administered 
by a professional property management company. The CC&R’s shall be submitted for 
review by the City Attorney and shall be approved and recorded before building 
permits are issued and before a final map is approved an/or recorded. 

a.  Off-street parking. The CC&R’s shall address and ensure that all residential off-
street parking is allocated and properly marked for use. Each enclosed garage 
space shall also be kept clear and available for the parking of two (2) vehicles. 
Parking along the driveway shall be prohibited at all times, except in properly 
marked open space parking spaces; 

b. Open parking spaces shall be labeled and reserved for each unit and shall 
remain clear and available for the parking; 

c. On-going maintenance criteria. 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, and 
common utilities such as water, sewer, and drainage facilities; the timely 


