PLANNING COMMISSION AGENDA
CITY OF EL MONTE PLANNING COMMISSION
TUESDAY, NOVEMBER 9, 2021
7:00 P.M.
CITY HALL EAST – COUNCIL CHAMBERS
11333 VALLEY BOULEVARD
CITY OF EL MONTE
PLANNING
COMMISSION
CHAIRPERSON
Rafael Gonzalez
VICE-CHAIRPERSON
Cesar Peralta
COMMISSIONER
Alfredo Nuño
COMMISSIONER
Amy Wong
COMMISSIONER
Vacant

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/councilmeeting-videos
Members of the public wishing to make public comment may do
so in one of the following ways:
(1) Email or Telephone– All interested parties can submit comments
in advance to the Planning Division’s general email at
planning@elmonteca.gov or by calling the City’s telephone line:
(626) 258-8626. All comments must be received by the Planning
Division no later than 3:00 pm on November 9, 2021.
Instruction regarding accommodation under the Americans with
Disabilities Act can be found on the last page of this Agenda.

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

CITY PLANNING COMMISSION AGENDA

NOVEMBER 9, 2021

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

Approval of Modification Committee Minutes
None

7.2

Approval of Planning Commission Minutes
9/14/21 & 9/28/21
PUBLIC HEARING

8.1

Revision to Conditional Use Permit (CUP) No. 29-03
Address/Location: 11629 – 11655 Valley Blvd. / APN No. 8565-010-005
Request:

The Applicant is requesting a revision to CUP No. 29-03 to
create a new tenant space within an existing 29,906 SF multitenant commercial shopping center on a 2.6 acre lot. The
property is located in the C-3 (General-Commercial) zone. This
request is made pursuant to the requirements of Chapters
17.24 of the El Monte Municipal Code (EMMC).
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CEQA
Article 19. Categorical Exemptions – Section 15301 (Class 1 Recommendation: Existing Facilities) in accordance with the requirements of the
California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines, as amended.
Case Planner:

Alejandro De Loera, Planning Technician

Recommendation: 1.
2.
3.
4.
5.
6.
7.
Resolution:
8.2

Open the public hearing;
Receive presentation from staff;
Pose questions to staff;
Allow members of the public to offer comment;
Pose follow up questions to staff;
Close the public hearing; and
Adopt Resolution to approve the request and adopt a
Categorical Exemption.

3615

Conditional Use Permit (CUP) No. 04-21
Address/Location: 2821 Peck Road / APN No. 8105-003-003, -004, & -005
Request:

The Applicant is requesting CUP No. 04-21 to legalize an
existing 1,200± SF Alternative Financial Service (AFS)
establishment within an existing 8,160± SF multi-tenant
commercial center. The subject property is located within the
C-3 (General-Commercial) zone.
The request is made
pursuant to Chapter 17.24 of the El Monte Municipal Code
(EMMC).

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

Sandra Elias, Associate Planner

Recommendation: 8. Open the public hearing;
9. Receive presentation from staff;
10. Pose questions to staff;
11. Allow members of the public to offer comment;
12. Pose follow up questions to staff;
13. Close the public hearing; and
14. Adopt Resolution to approve the request and adopt a
Categorical Exemption.
Resolution:

3613
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Conditional Use Permit (CUP) No. 10-21
Address/Location: 11725 Garvey Ave., Suite 5B / APN No. 8565-016-001
Request:

The Applicant is requesting approval of CUP No. 10-21 to allow
the on-sale of beer, wine, and distilled spirits (Type 47 ABC
License) in conjunction with a proposed restaurant within an
existing 4,123± SF tenant space that is located within a
309,783± SF multi-tenant commercial shopping center. The
proposed on-sale of beer, wine, and distilled spirits will operate
in conjunction with meal service and is ancillary to the primary
use of a proposed restaurant. The subject site is located in the
C-3 (General-Commercial) zone. The request is made pursuant
to Section 17.24 of the El Monte Municipal Code (EMMC).

CEQA
Article 19. Categorical Exemptions – Class 1, Section 15301
Recommendation: (existing facilities projects) in accordance with the requirements
of the California Environmental Quality Act (CEQA) of 1970 and
the CEQA Guidelines, as amended.
Case Planner:

Sandra Elias, Associate Planner

Recommendation: 15. Open the public hearing;
16. Receive presentation from staff;
17. Pose questions to staff;
18. Allow members of the public to offer comment;
19. Pose follow up questions to staff;
20. Close the public hearing; and
21. Adopt Resolution to approve the request and adopt a
Categorical Exemption.
Resolution:

3614
REGULAR AGENDA

9.

Study Session for Code Amendment No. 795- Study Session No. 4
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.
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REPORTS AND OTHER ITEMS
10.

Director’s Report

11.

City Attorney’s Report

12.

Commissioner Comments

NEXT SCHEDULED CITY PLANNING COMMISSION MEETING
Tuesday, November 23, 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.
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ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON
TUESDAY, SEPTEMBER 14, 2021 AT CITY HALL COUNCIL CHAMBERS
11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA
1. Call Meeting to Order – Meeting was called to order by Vice Chairperson Peralta at 7:02
p.m.
2. Flag Salute – The Flag Salute was led by Chairperson Gonzalez.
3. Roll Call – The roll call was led by Senior Planner Bu.
Commissioners present: Gonzalez (virtual), Peralta (virtual), Nuño (Virtual) and Wong (virtual)
Commissioners Absent: None
Staff Present: Community and Economic Development Director Donavanik
Community and Economic Development Deputy Director Mikaelian
Chief Building Official McCloskey (virtual)
City Attorney Tabares (virtual)
Senior Planner Bu
Senior Planner Lee
Assistant Planner Martinez
Senior Office Assistant Perez
4. Approval of Agenda:
Senior Planner Bu requested that Item 9.1 be moved/presented before the Public Hearing items.
Motion: by Vice Chairperson Peralta to approve the revised order of the agenda; seconded by
Commissioner Nuño.
Motion carried 4 - 0.
5. Commission Disclosures: None.
6. Public Comments: None.
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CONSENT CALENDAR
7.1 Approval of Modification Committee Minutes:
Motion: by Commissioner Nuño to approve Modification Committee Minutes for August 24, 2021;
seconded by Commissioner Wong.
Motion carried 4 - 0.
7.2 Approval of Planning Commission Minutes:
None
PUBLIC HEARING AGENDA
9.1

Time Extension for Conditional Use Permit No. 12-07- 12020 Roseglen Street

The Applicant has submitted a time extension request, requesting several time extensions to
construct three (3) new two-story residences. On November 9, 2020, the request was initially
presented to the Planning Commission but was continued to a date uncertain to address the
Commissioner’s concerns related to design and consistency with current zoning standards. On
June 8, 2021, Staff provided the Planning Commissioners with an update on the extension
request; however, the Commission decided to continue the request to have the Applicant work
with Planning Division Staff to revise the project to be closer to conformity with current
development and design standards. With the revised plans, Staff now recommends that the
project is extended with a new expiration date of June 30, 2022.
Senior Planner Lee provided a PowerPoint presentation.
PUBLIC COMMENTS:
Applicant: Kamen Lai
• No comments
COMMISSIONER COMMENTS:
Chairperson Gonzalez:
• Concurs with fellow Commissioners and agrees with the changes.
Vice-Chairperson Peralta:
• No comments
Commissioner Nuño:
• Likes the reduction to bulk and mass and agrees with the changes.
Commissioner Wong:
• Concerns appears to be addressed and agrees with the changes.
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Motion: by Commissioner Nuño to approve the revised project and Time Extension, seconded by
Commissioner Wong.
Motion carried 4 - 0.
8. Tentative Parcel Map No. 82837 and Conditional Use Permit No. 29-19– 11100 Lambert
Avenue
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).
Assistant Planner Martinez provided a PowerPoint presentation.
PUBLIC COMMENTS:
Applicant: Sean Wang
• Architect
Concerned Resident: Kim Huynh
• Concerns were emailed to Staff and Planning Assistant Martinez read it aloud for the
record. Planning Assistant Martinez read:
o What is the daily work schedule since we have elderly living in the house? Planning
Assistant Martinez stated a condition of approval was added for construction hours
to be Monday – Friday from 7:00am to 6:00pm and weekends from 9:00 am to 5:00
pm. No construction to be allowed on Sundays or federal holidays.
o Do you have warranty that the work you are proposing does not have an effect on
our environment, such as toxic pollution, traffic, too much noise, noise, garbage,
etc.? Planning Assistant Martinez stated staff conducted a review of the project for
CEQA compliance and determined that this project would have any environmental
issues. Therefore, Staff proposed to categorical exempt the project under in-fill
development.
o Will the street be repaired after damaging your property? Planning Assistant
Martinez stated this project is not proposing to do any work to the street and no
damage to the street was considered or brought up.
• Chairperson Gonzalez asked how Staff would be able to convey to the concerned resident
that their concerns regarding the project were discussed and answered at the Planning
Commission meeting. Planning Assistant Martinez stated Staff could contact the
concerned resident to inform the person that the comments were addressed at the
Planning Commission Meeting and provide the Staff Report and Conditions of Approval.
Commissioner Nuño wanted to clarify that any damage to the street and any changes to
the driveway approach will be monitored and corrected by the Public Works Department.
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COMMISSIONER COMMENTS:
Chairperson Gonzalez:
• No additional comments.
Vice-Chairperson Peralta:
• No comments.
Commissioner Wong:
• The project complies with the older code, what change would be made if the project were
to comply with the newer code? Planning Assistant Martinez stated the new code would
allow fewer units at the site due to density, and would require less parking spaces.
•

Did you want to share your experiences of working on this project for the past year?
Planning Assistant Martinez stated this is a project that was recently inherited and would
not be able to provide that level of insight.

•

Can the Applicant explain the reasoning for the proposed parcels all being different sizes?
Applicant stated that Parcel 1 and 2 are similar sizes, however Parcel 3 is able to have
more square footage, because it is located in the rear of the property.

Commissioner Nuño:
• Will there be any new proposed perimeter CMU walls proposed on-site? Applicant stated
that there are some existing CMU walls that will remain and some additional CMU walls
will be constructed to fully enclose the property.
•

Will the North property line wall be a combination of wrought iron and CMU wall? Applicant
stated, yes. Commission Nuño asked if other Planning Commissioners noticed any
conditions regarding the walls and fencing, wondering Staff can verify if there is a condition
or if there can be a condition made to address this concern. Assistant Planner Martinez
stated the demolition plan identifies chain-link and iron fencing is being removed and a
conditional of approval requiring all the fencing to be decorative and of a durable material.
The proposal does have the South, West, and East walls proposed to be CMU walls.

Motion: by Vice-Chairperson Peralta to adopt Resolution No. 3606, approve the requested
entitlements, and adopt the Categorical Exemption presented by Staff; seconded by
Commissioner Wong.
Motion carried 4 - 0.
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REGULAR AGENDA
9.2 General Plan Amendment No. 01-21: Housing Element Update Study SessionCitywide
Senior Planner Bu provided a PowerPoint presentation. The presentation provided a summary
on the community outreach, Regional Housing Needs Assessment (RHNA) Breakdown,
recommended programs and the next steps.
PUBLIC COMMENTS: No comments.
COMMISSIONER COMMENTS:
Chairperson Gonzalez:
• Surprised and glad to see that a majority of community survey respondents were renters.
There is a perception that renters do not feel like they are permanent community members
because they do not own property and this causes a lack of representation.
• Is there any effort for more proactive strategies for community outreach, such as door-todoor outreach? Deputy Director Mikaelian responded that a lot of feedback from
stakeholders was solicited from different focused group interview sessions (e.g., religious
institutions, non-profit service providers, etc.). During the implementation phase of
different policies and programs, the public will have additional opportunities for civic
engagement. Chairperson Gonzalez responded that by forming relationships with local
non-profit groups or trusted messengers, they can help spread information to the
community.
• How does the Residential Community Clean-Up program work and who pays for it?
Deputy Director Mikaelian responded that it is mostly funded through CDBG funding that
targets lower income neighborhoods; however, it is a collaborative effort by the City that
involves various departments/divisions and leverages other sources of funding.
Vice-Chairperson Peralta:
• Looking forward to having the Housing Element Update implemented.
Commissioner Wong:
• How where the RHNA units distributed? The majority of units that the City is required to
plan for appear to be at the highest income-level. Deputy Director Mikaelian responded
that it is common that a majority of units will be at the highest income-level (market-rate)
and the units at the low-income and moderate-income levels are determined through local
and regional demographic information and other factors.
• More than half of the community survey respondents believed that it was difficult to find
housing in the City.
• Inclusionary housing would benefit the City.
• How did allowing housing on religious properties become a recommendation? Is it a State
requirement? Deputy Director Mikaelian responded that it was something that was
facilitated by the State (not a requirement) and the Planning Division wanted to further
explore different opportunities.
Staff conducted an inventory of all religious
institutions/properties that currently exist within the City and developed preliminary
thresholds and criteria to evaluate their capacity to accommodate housing. Later, when
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•

•
•

Staff drafts the ordinance for the religious overlay zone, the details will be further
developed.
Did Staff explore the option of recommending an overlay zone specifically for affordable
housing? Deputy Director Mikaelian responded that the inclusionary housing ordinance
would address this and provide incentives (e.g. floor area bonuses) to construct the
affordable units on-site. Oftentimes, developers would pay the in-lieu fee instead.
Would the incentives to construct affordable housing on-site be geared towards the
developer? Deputy Director Mikaelian responded that it would also include incentives for
property owners.
When will the next update to the Planning Division occur regarding the Housing Element
Update? Will there be opportunities for public input? Senior Planner Bu responded that
the public hearing to review the drafts is scheduled for mid-December and public notices
will be circulated within the community along with a 60-day review by HCD. The Planning
Commission and City Council meetings will provide additional opportunities for the public
to participate.

Commissioner Nuño:
• The update seems really complex with many parts that need to come together.
9.3 Code Amendment No. 795 – Study Session No. 2 – Division 1: Zoning Code
Introduction – Citywide
Deputy Director Mikaelian provided a PowerPoint presentation. This Study Session is the second
in a series of Study Sessions as part of the City’s Comprehensive Zoning Code Update. On
August 24, 2021, the Planning Commission received a staff presentation on an overview of the
Zoning Code Update, including what Chapters will be significantly changed, the outreach program
and the timeline. This study session provided a summary on: General Regulations, Rules and
Measurements, Zoning Classifications and Map, and Nonconforming Provisions.
PUBLIC COMMENTS: No Comments.
COMMISSIONER COMMENTS:
Chairperson Gonzalez:
• Is the City Council also receiving these type of study sessions? Deputy Director Mikaelian
responded the Planning Division has met with the Development ADHOC committee a few
times and provided an introductory overview for the City Council for their input; however,
the Planning Commission is the main body that reviews land use development. In addition,
there is an another ADHOC committee that is focused on housing matters in which we will
be sharing updates with them on the Housing Element Update this coming Monday.
Vice-Chairperson Peralta:
• Looking forward to hearing more updates in the future.
Commissioner Wong:
• It is important to define, organize and add sections to the Zoning Code. Can you briefly
summarize the particular sections that you would like our input on? Deputy Director
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Mikaelian responded with a brief summary of the following: effective date for the new
zoning code; 75% of damage to rebuild; minor change/major change to an approved
project; and revocation of approvals. Commissioner Gonzalez responded that as
questions or comments come up, the Commissioners can contact Planning Staff to share
input. City Attorney Tabares responded that she will look into SB330 and how it would
affect the 75% rebuild provisions.
Commissioner Nuño:
• No questions at this moment. This is a major effort on behalf of Staff.
REPORTS AND OTHER ITEMS
10. Director’s Report:
• Gateway Parcel 4 – Director Donavanik shared that the project is moving forward. The
first two (2) months will be an assessment of the building to identify any repairs that are
needed. The project manager is anticipating that by October of next year, the building will
be ready for occupancy.
•

Planning Commission Agenda – Deputy Director Mikaelian shared that the Planning
Commission meeting agenda format will be revised to have Time Extension requests as
“consent items” and the entire consent item section could be approved by the Planning
Commission in one (1) motion. This will be consistent with the City Council agenda
packets.

11. City Attorney’s Report:
• Teleconferencing/Brown Act – the current executive order is set to expire at the end of
September. Staff is under the assumption that AB 361 will allow some continued flexibility
beyond September 30th; however, there may or may not be an opportunity to continue with
virtual meetings.
12. Commissioner Comments:
Commissioner Nuño:
• Thanked Staff;
Commissioner Wong:
• Thanked Staff and fellow Commissioners;
• Are there any updates on the vacant Planning Commissioner seat?
o Deputy Director Mikaelian responded that Staff will check for an update.
Vice-Chairperson Peralta:
• No comments.
Chairperson Gonzalez
• Great to see that there is continuous progress at the City.
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13. Adjournment
Meeting adjourned at 9:41 p.m.
Respectfully submitted,
____________________________________
Planning Commission Chairperson
Rafael Gonzalez

____________________________________
Planning Commission Secretary
Adrian Perez
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PLANNING COMMISSION MINUTES
ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON
TUESDAY, SEPTEMBER 28, 2021 AT CITY HALL COUNCIL CHAMBERS
11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA
1. Call Meeting to Order – Meeting was called to order by Vice Chairperson Peralta at 7:05
p.m.
2. Flag Salute – The Flag Salute was led by Vice Chairperson Peralta.
3. Roll Call – The roll call was led by Senior Planner Lee.
Commissioners present: Peralta (virtual), Nuño (virtual) and Wong (virtual).
Commissioners Absent: Gonzalez.
Staff Present: Community and Economic Development Director Donavanik
Community and Economic Development Deputy Director Mikaelian
Chief Building Official McCloskey (virtual)
City Attorney Tabares (virtual)
Senior Planner Lee
Associate Planner Elias
Assistant Planner Martinez
Senior Office Assistant Perez
4. Approval of Agenda:
Motion: by Vice Chairperson Peralta to approve agenda; seconded by Commissioner Nuño.
Motion carried 3 - 0.
5. Commission Disclosures: None.
6. Public Comments:
• Charles Hoffman stated that he was disappointed that the Planning Commissioners did
not attend the meeting in person.
CONSENT CALENDAR
7.1 Approval of Modification Committee Minutes:
None.
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7.2 Approval of Planning Commission Minutes:
August 24, 2021
Motion: by Vice Chairperson Peralta to approve and seconded by Commissioner Wong.
Motion carried 3 - 0.
PUBLIC HEARING AGENDA
8.1

Conditional Use Permit No. 24-20 – 3027 Durfee Avenue

Conditional Use Permit No. 24-20 is requested to establish a new pawnshop business within an
existing 1,866 SF tenant space. The property is located within the M-1 (Light-Manufacturing
zone). This request is made pursuant to the requirements of Chapters 17.24 of the El Monte
Municipal Code (EMMC).
Assistant Planner Martinez provided a PowerPoint presentation.
PUBLIC COMMENTS:
Charles Hoffman – Spoke in favor of the application.
Applicant: Carlos Canales
• Business Owner.
• Provided background of the location and business.
COMMISSIONER COMMENTS:
Vice-Chairperson Peralta:
• Is the applicant agreeable to the proposed hours? Assistant Planner Martinez responded
that the Applicant was agreeable to the hours. The proposed hours are similar to the pawn
shop located at 11841 Valley Blvd.
• Noted two (2) letters of support were received.
Commissioner Wong:
• Is there only one (1) pawn shop currently operating within the City? Assistant Planner
Martinez responded there is another pawn shop located at 11841 Valley Blvd.
• What is the feedback from the neighboring residents? Deputy Director Mikaelian
responded that the property owner of the neighboring residences lives in the community
and is aware of the application request to operate a pawn shop on the subject site.
Commissioner Nuño:
• What efforts are made to ensure that stolen items are not pawned off or sold in the pawn
shop? Applicant responded that his business would work closely with the Department of
Justice to obtain fingerprints and identification of person(s) selling items to the pawn shop.
This would help community members in retrieving stolen items.
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Motion: by Vice Chairperson Peralta to adopt a Resolution No. 3607, and approve the requested
entitlements, and adopt the Categorical Exemption presented by Staff; seconded by
Commissioner Nuño.
Motion carried 3 - 0.
8.2

Conditional Use Permit No. 02-21 - 11024 Lower Azusa Road

Conditional Use Permit (CUP No. 02-21) is requested to allow the operation of a 937± square
foot massage establishment within an existing 81,022 square foot multi-tenant commercial
center. The subject property is located within the C-3 (General Commercial) zone. The request
is made pursuant to Chapter 17.24 of the El Monte Municipal Code (EMMC).
Staff requested that the Planning Commission continue the item to the October 12, 2021 Planning
Commission meeting.
Motion: by Commissioner Nuño to continue item 8.2 to the October 12, 2021 Planning
Commission meeting; seconded by Vice Chairperson Peralta.
Motion carried 3 - 0.
8.3 Tentative Tract Map No. 82344 & Conditional Use Permit No. 12-19 - 3900 Durfee
Avenue
Conditional Use Permit (CUP No. 12-19) is requested to allow the construction of four (4) new
detached, two-story single family residential units and a Tentative Tract Map (TTM No. 82344) is
requested to allow the subdivision of a 21,899± square foot lot into four (4) lots and one (1)
common lot. The subject site is located in the R-3 (Medium-Density/Multiple-Family) zone. The
request is made pursuant to Chapter 17.24 (Conditional Use Permits) and Title 16 (Subdivisions)
of the El Monte Municipal Code (EMMC).
Associate Planner Elias provided a PowerPoint presentation.
PUBLIC COMMENTS:
Carolina Villanueva - Existing residents living in the units on the subject site was not notified
about the project from the property owner.
Cynthia Estrella – Requests that the tenant can move out peacefully and the relocation is in
compliance with the law. Residents have lived there for 15 years and properties in El Monte are
not affordable.
Applicants: Ernest Little, Toby Nguyen, and Anthony Tran (property owner).
• Mr. Little stated that the application process has taken two (2) years and property owner
was unsure if the project would be approved.
• Mr. Little mentioned that the City may have programs that help tenants with housing
issues.
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•

Mr. Tran stated that he cares for the tenants and will help them get into other permanent
housing in compliance with the law.

COMMISSIONER COMMENTS:
Commissioner Nuño:
• What will happen to tenants currently living on the property? Associate Planner Elias
responded that she asked the property owner, Anthony Tran if tenants were notified of the
proposed development. Mr. Tran stated that notification was not provided because he
was not sure if the project would be approved. However, Mr. Tran stated that he would
address the issue with the existing tenants as required by state law. City Attorney Tabares
added that this project was submitted in 2019 and SB330 would not apply.
• Does staff have the authority to oversee that the property owner is in compliance with the
housing laws? City Attorney Tabares stated that the City cannot add that requirement if
the project is not subject to SB330.
• Asked the Mr. Tran if he plans to implement a good faith plan that would take into
consideration the displacement of the tenants residing on site. Mr. Tran responded that
the project has been in process for two (2) years and was planning to notify the tenants
once the project is approved. He also stated he would follow the law in giving the tenants
a minimum 60-120 days advanced notice, which would also depend on the timing of the
plans as advised by his Engineer. Mr. Tran mentioned that while the tenants are on a
month to month lease, he would look into low income programs available in the City.
Director Donavanik mentioned that she will obtain contact information for the future
displaced tenants and have the Housing Division provide assistance.
• Month to month leases are concerning. Mr. Tran responded that he will ensure that the
displaced tenants are properly relocated to suitable housing prior to construction starting
on the subject site.
Vice-Chairperson Peralta:
• Many trees exist on the site, are any of them protected? Associate Planner Elias
responded that an arborist report was provided and a tree removal permit was submitted
and replacement trees will be provided.
• Landlord tenant issues are not under the purview of the Planning Commission.
• Appreciates the proposed quantity of open space and landscaping design.
Commissioner Wong:
• Are there still applicable laws that would protect the tenants and give them the necessary
time to find another residence? Deputy Director clarified that the project does not fall under
SB330.
• Planning Commission cannot add conditions to address tenant relocation. Deputy Director
agreed and stated that this is a landlord and tenant issue, but the applicant would need
additional time to record the map and to obtain City permits.
• Hopes that the property owner would provide tenants with advanced notice.
• Would City Council review the project? Deputy Director Mikaelian stated that the project
is under the purview of the Planning Commission.
• Project is important and feels reassured that Mr. Tran will perform his due diligence with
his tenants and that City staff will provide resources to the affected tenants. Also
appreciated that the project is near MacClaren Park.
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Motion: by Commissioner Wong to adopt a Resolution No. 3608, and approve the requested
entitlements, and adopt the Categorical Exemption presented by Staff; seconded by Vice
Chairperson Peralta.
Motion carried 2 - 1.
REGULAR AGENDA
9. Study Session for Tax Increment Financing (TIF) Grant Feasibility Study
Senior Planner Lee provided a PowerPoint presentation.
PUBLIC COMMENTS:
•

None

COMMISSIONER COMMENTS:
Vice-Chairperson Peralta:
• Concerned that areas in need of public infrastructure improvements are not included in
the boundaries studied. Senior Planner Lee responded that the study was paid for by a
Metro grant. The intent of the study is to study the areas that surround Metro transit areas.
• Certain parts of the City’s bike paths need improvements so people can travel safety to
transportation hubs.
Commissioner Wong:
• Priority should be given to transportation improvements, transit areas, parks and
recreation, and safer streets for residents. Supportive of bike plan and funding for
complete streets.
• Requested the boundary maps and presentations to be sent to Commissioners for further
consideration. Senior Planner Lee responded that the requested items will be provided.
Commissioner Nuño:
• Concerned that neighborhoods in the City do not have appropriate sidewalks.
• Infrastructure of streets/sidewalks, pedestrian improvements, and parks and recreation
improvements are all important issues.
REPORTS AND OTHER ITEMS
10. Director’s Report:
• Deputy Director Mikaelian stated that there would be another Study Session of the Zoning
Code update in two weeks and will be sending the materials and surveys to the
Commissioners.
11. City Attorney’s Report:
• City Attorney Tabares provided an update of the AB361 regarding teleconferencing for
public meetings. Continuing teleconferencing or resuming in-person meetings will be
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determined by City Council on October 5, 2021. Deputy Director Mikaelian will informed
the Planning Commission once a decision has been made.
12. Commissioner Comments:
Chairperson Nuño:
• Thanked Staff and Commissioners;
• Looking forward to seeing everyone soon.
Vice-Chairperson Peralta:
• None
Commissioner Wong:
• Thanked Staff and fellow Planning Commissioners.
13. Adjournment
Meeting adjourned at 9:03 p.m.
Respectfully submitted,
____________________________________
Planning Commission Vice Chairperson
Cesar Peralta

____________________________________
Planning Commission Secretary
Adrian Perez
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STAFF REPORT

NOVEMBER 09, 2021

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

ALEJANDRO DE LOERA
PLANNING TECHNICIAN

APPLICATION:

REVISION TO CONDITIONAL USE PERMIT NO. 29-03
(SUBDIVIDE AN EXISTING RETAIL TENANT SPACE)

LOCATION:

11629-11655 VALLEY BOULEVARD

APPLICANT:

DAVE STREET
520 W WILLOW STREET
LONG BEACH, CA 90806

PROPERTY OWNER:

VALLEY, LLC
520 W WILLOW STREET
LONG BEACH, CA 90806

ENVIRONMENTAL
DETERMINATION:

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.

RECOMMENDATION: ADOPT A CATEGORICAL EXEMPTION UNDER SECTION
15301 (CLASS 1 – EXISTING FACILITIES) AND APPROVE
REVISIONS TO CONDITIONAL USE PERMIT NO. 29-03,
SUBJECT TO CONDITIONS
REQUEST
The Applicant requests the approval of a Revision to a previously approved Conditional
Use Permit to subdivide an existing tenant space (Unit G) into two spaces (Unit G and
G1) within an existing multiple tenant retail center. The request is made pursuant to
Section 17.24 of the El Monte Municipal Code (EMMC).
Revision to Conditional Use Permit No. 29-03
11629-11655 Valley Boulevard
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SUBJECT PROPERTY:
Location:
General Plan:
Zone:
Street Frontage:
Lot Size:
Existing
Development:

North side of Valley Boulevard, between Peck Rd & Mountain
View Rd
General Commercial
C-3 (General Commercial)
370 feet along Valley Boulevard
Approximately 2.61 acres
Multi-tenant commercial center

SURROUNDING PROPERTIES:
Zoning:
North:

C-3 (General Commercial)

C-3 (General Commercial) &
South: MMU (Mixed-Multi Use)
East:
West:

C-3 (General Commercial)
C-3 (General Commercial)

General Plan:

Land Use:

General Commercial

Auto-related
businesses

General
Commercial/Mixed-Multi
Use

Commercial

General Commercial

Commercial

General Commercial

Commercial

ZONING & AERIAL PHOTO:

Revision to Conditional Use Permit No. 29-03
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Exhibit 1: Site Plan

SUBJECT TENANT
SPACE
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Exhibit 2: Floor Plan Unit G1

G1
1,441 SF
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Exhibit 3: Front Elevation (Facing Valley Blvd.)

FAMILY DOLLAR UNIT G

PROPOSED UNIT G1

MEDICAL UNIT G2

Revision to Conditional Use Permit No. 29-03
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BACKGROUND:
The subject site includes four (4) buildings that are part of the existing multi-tenant
property: 11629 Valley Boulevard contains 1,200 SF with one (1) tenant; 11635 Valley
Boulevard contains 22,668 SF with ten (10) tenants; 11645 Valley Boulevard contains
3,788 SF with two (2) tenants; and 11655 Valley Boulevard contains 2,250 SF with one
(1) tenant. The multiple tenant commercial shopping center was originally approved
under Design Review No. 71 on August 3, 1987; at the time of the hearing a Conditional
Use Permit was not required by the El Monte Municipal Code (EMMC) for a new
multiple tenant development. On August 12, 2003 the Planning Commission approved
Conditional Use Permit No. 29-03 that included the subdivision of an existing tenant
space into two (2) smaller tenant spaces. The conditions of approval that were
incorporated as part of the entitlement permit stated that all tenant spaces must be in
strict compliance with the approved plans on file with the Planning Division (Planning
Commission Resolution No. 2815, Condition of Approval No. 2).
On January 27, 2009 a revision to Conditional Use Permit No. 29-03 was approved to
subdivide an existing tenant space into two (2) spaces with the condition that “there
shall be no further subdivision of any office/tenant space without first obtaining approval
from the Planning Commission (Planning Commission Resolution No. 3178, Condition
of Approval No. 2). Therefore, the Applicant, in compliance with the condition, is
requesting a revision to the approved CUP No. 29-03 to subdivide a tenant space. The
Applicant is requesting to add another tenant space to 11635 Valley Boulevard for a
total of 11 tenant spaces. The approval of this request will supersede Resolution No.
2815 and Resolution No. 3178.
Site Access, Parking & Circulation
The subject property encompasses approximately 64,200 SF (or 1.47 acre) of lot area
and provides three (3) driveway entrances along Valley Boulevard. The site currently
exceeds the required number of parking spaces
Because the Applicant does not propose any expansions/construction that will add
square footage to the current business, no additional parking spaces are required as
part of this revision to CUP request.
Floor Plan
The building addressed 11635 Valley Boulevard is a total of 22,668 SF. The Applicant
is requesting to subdivide Unit G that currently encompasses 9,441 SF to create a new
unit (Unit G-1) that will provide a total of 1,441 SF of tenant space. Therefore, Unit G will
total 9,300 SF and Unit G1 will total 1,441 SF. The Applicant is proposing to only
establish the shell of Unit G1 and the entrance of the tenant space will face Valley
Boulevard. The proposed floor plan includes an ADA compliant bathroom. See Exhibit
2 for the proposed Floor Plan.

Revision to Conditional Use Permit No. 29-03
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PROJECT ANALYSIS:
2011 General Plan Consistency
The 2011 El Monte General Plan Land Use Element designates the subject site as
General Commercial and encourages the use of multiple tenant commercial centers
such as the subject site.
The proposed project is consistent with following General Plan Land Use policy:


Policy LU-4.4: Economic Development. Support the development of commercial
uses, both citywide and in strategic areas that strengthen the economy.
Policy LU-4.5: Balanced Growth. Direct land uses and community growth in a
manner that is consistent with community-wide goals and is consistent with the
vision of the General Plan.

Zoning Code Consistency
The site is zoned C-3 (General Commercial). Per Chapter 17.24 of the EMMC, a
Conditional Use Permit is required for multiple-tenant developments in the MMU, C-1 or
a less restrictive zones. Therefore, the current request to subdivide 11635 Valley
Boulevard would be consistent with the EMMC given that revision to CUP 29-03 is
approved by the Planning Commission.
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.
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 review development proposals for conformity with the provisions
established in the EMMC. Additionally, the review process ensures that each
development proposal is designed to be compatible with any existing structures onsite
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.

Revision to Conditional Use Permit No. 29-03
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RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Section 4 of the draft resolution contains the recommended findings and
Section 5 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:
1. Adopt a Categorical Exemption under Section 15301 (Class 1 – Existing
Facilities) pursuant to the California Environmental Quality Act and Guidelines,
as amended;
2. Approve the revision to Conditional Use Permit No. 29-03 subject to the
recommended revised Conditions of Approval contained in Section 5 of the
attached Resolution.
ATTACHMENTS:
A. Resolution No. 3615.
B. Planning Commission Staff Report and Resolution No. 3178 from January 27,
2009.
C. Planning Commission Staff Report and Resolution No. 2815 from August 12,
2003.
D. Project Plans.
E. Public Hearing Notice, Radius Map and Photo of Public Notice Posting.

Revision to Conditional Use Permit No. 29-03
11629-11655 Valley Boulevard
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RESOLUTION NO. 3615
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, AMENDING CONDITIONAL USE
PERMIT (CUP) NO. 29-03 TO SUBDIVIDE AN EXISTING
TENANT SPACE INTO TWO SPACES WITHIN AN
EXISTING MULTIPLE-TENANT COMMERCIAL CENTER
LOCATED IN THE C-3 (GENERAL COMMERCIAL) ZONE
AND ADOPTING A CATEGORICAL EXEMPTION FOR
THE SITE LOCATED AT 11629-11655 VALLEY
BOULEVARD, EL MONTE, CALIFORNIA.
WHEREAS, on August 18, 2021, Dave Street (the “Applicant”) submitted an
application for a revision to Conditional Use Permit No. 29-03 to subdivide an existing
tenant space (Unit G) into two tenant spaces (Unit G and Unit G1) within an existing
multiple tenant retail center at 11629-11655 Valley Boulevard, El Monte, California (the
“Subject Property”), and described as follows, to-wit:
APN: 8565-010-005
WHEREAS, on August 12, 2003, the Planning Commission of the City of El
Monte held a public hearing concerning CUP No. 29-03 on the Project.
WHEREAS, on January 27, 2009, the Planning Commission of the City of El
Monte held a public hearing concerning a revision to CUP No. 29-03 on the Project.
WHEREAS, on August 18, 2021, the Applicant submitted the following
entitlement application for the Original Project:
 Revision to Conditional Use Permit (CUP) No. 29-03 to subdivide an existing
tenant space into two spaces within an existing multiple tenant commercial
center.
WHEREAS, on November 9, 2021, the Planning Commission of the City of El
Monte held a public hearing concerning a revision to CUP No. 29-03 on the 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 “General Commercial”. The proposed continued use of a multiple tenant retail center
is consistent with the goals and policies of the 2011 El Monte General Plan.

SECTION 2 - ZONING.
The property is located within the C-3 (General
Commercial (C-3) zone. The surrounding zoning and land use of the adjacent
properties are as follows:
North: C-3; General Commercial
South: C-3 & MMU; General Commercial & Mixed-Multi Use
West:
C-3; General Commercial
East:
C-3; General Commercial
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 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 4 – CONDITIONAL USE PERMIT FINDINGS. All necessary
findings for the granting of the revision to Conditional Use Permit No. 29-03 to subdivide
a tenant space within a multiple tenant commercial center, pursuant to Chapter 17.24 of
the El Monte Municipal Code (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 use is classified as Categorically Exempt and has been determined
not to have a significant effect on the environment. Conditions of approval have
been imposed to ensure that the proposed subdivision of the tenant space will not
negatively impact the surrounding properties or land uses. The proposed subdivision
will not add new floor area or intensify uses of the center. The proposed subdivision
is consistent with the present use of the property as well with the surrounding built
environment. Therefore, the granting of the CUP subject to conditions related to the
operation and maintenance of the facility will not be detrimental to the public health
and welfare or be injurious to the property or to the improvements in such zone or
vicinity.
B. The use applied for at the location is properly one for which a conditional use permit
is authorized.
Finding of Fact:
Pursuant to Section 17.24.040(35) of the EMMC, the proposed subdivision of an
existing retail tenant space is permitted upon approval of a Conditional Use Permit.

C. The site for the proposed use is adequate in size and shape to accommodate said
uses; and that all yards, spaces, walls, fences, parking, loading, landscaping and
other features required to adjust said use with the land and surrounding uses are
provided.
Finding of Fact:
The site is adequate to accommodate the proposed subdivision of the tenant space
as the onsite circulation and parking demand will remain unchanged. The site
exceeds the required amount of parking spaces and has adequate ingress and
egress. Staff analysis, site plan review and input from other Community
Development Division assures compliance with these requirements.
D. The site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed uses
Finding of Fact:
The site is located on Valley Boulevard, a major arterial street that fulfills standard
design requirements of its classification and is capable of accommodating the
amount of traffic that the site would generate. In addition, the onsite circulation and
parking demand will remain unchanged as the site exceed the required amount of
parking spaces and has adequate ingress and egress.
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 General Plan land use designation of the subject property is General
Commercial. The existing commercial use is compatible with the surrounding uses
and is consistent with the General Plan.

SECTION 5 – 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
the revision to Conditional Use Permit No. 29-03 subject to the following conditions:
1. The total floor area for all buildings shall not exceed the square footage indicated
on the site plan.
2. There shall be no further subdivision of any office/tenant space without first
obtaining approval from the Planning Commission.
3. All new development, maintenance and tenant improvements must be in strict
compliance with the approved plans and elevations on file in the Planning
Division.
4. All new proposed mechanical equipment including heating and air conditioning
units, dish antennas and electronic equipment shall be screened from public view
and be located in an area approved by the Planning Division.
5. All Building Department, Engineering Department, and Los Angeles County Fire
Department standards and conditions shall be complied with, prior to issuance of
building permits.
6. The conditional use permit approval as contained herein shall be effective for a
period of 180 days from the date of final approval thereof; provided however, that
prior to such date, building permits or a time extension shall have been obtained
from the City.
7. 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.
8. Graffiti must be removed from any interior and 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, which has been color-matched to the surface to which it
is applied or graffiti may be removed with solvents or detergents, as appropriate.

9. The site be kept free of weeds, trash, or other debris and that abandoned
vehicles be promptly reported, pursuant to the Municipal Code and Los Angeles
County Fire and Health codes at all times.
10. Any plans for new signage be submitted and approved by the Planning Division.
All new proposed signs shall be submitted under a separate sign package and
require a separate approval process.
11. There shall be no subleasing of the new tenant space.
12. All activities comply with the noise standards outlined in the El Monte Municipal
Code.
13. Window signs shall not exceed 25 percent of the window area.
14. All activities shall be done in an enclosed building.
15. All applicable conditions of approval shall be met or deemed to have been met
prior to final inspection, and prior to occupancy of the building.
16. The Applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in this Planning Commission Resolution within
fifteen (15) days following the adoption of this Planning Commission Resolution

SECTION 6 – PLANNING COMMISSION APPROVAL. 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.
________________________________
Rafael Gonzalez, Chairperson
ATTEST:
_______________________________
Jason C. Mikaelian, AICP, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason C. 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. 3615 adopted by the Planning Commission of the City of El Monte, at a
regular meeting by said Commission held on November 9, 2021, by the following votes
to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason C. Mikaelian, AICP, Secretary
El Monte City Planning Commission

Dollar Tree Unit G

Available Unit G1

Available Unit G1
El Monte, CA

Medical Unit G2

CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con
Jeni Colon (626) 580-2088
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

11629-11655 Valley Boulevard / APN: 8565-010-005

APPLICATION:

Revision to Conditional Use Permit No. 29-03

REQUEST:

The Applicant is requesting a revision to Conditional Use Permit (CUP) No. 29-03
to create a new tenant space within an existing 29,906 SF multi-tenant commercial
shopping center on a 2.6 acre lot. The property is located in the C-3 (GeneralCommercial) zone. This request is made pursuant to the requirements of
Chapters 17.24 of the El Monte Municipal Code (EMMC).

PROPERTY OWNER:

Valley, LLC
520 W. Willow Street
Long Beach, CA 90806

APPLICANT:

Dave Street
520 W. Willow Street
Long Beach, CA 90806

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:

The Planning Commission will hold a public hearing to receive testimony, orally
and in writing, on the proposed project. The public hearing is scheduled as
follows:
Date: Tuesday, November 9, 2021
Time: 7:00 p.m.
Place: El Monte City Hall East – Council Chambers
11333 Valley Boulevard, El Monte, California

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.
Members of the public wishing to make public comment may do so in one of the following ways:
(1) E-mail or Telephone – All interested parties can submit questions/comments in advance to the Planning
Division’s general e-mail address: planning@elmonteca.gov or by calling (626) 258-8626. All
questions/comments must be received by the Planning Division no later than 3:00 pm on November 09, 2021.

The staff report on this matter will be available on or about November 04, 2021 on the City of El Monte
website, which may be accessed at https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2 or
by e-mailing adeloera@elmonteca.gov.
Americans With Disabilities Act
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the
federal rules and regulations adopted in implementation thereof, the Agenda will be made available in
appropriate alternative formats to persons with a disability. Should you need special assistance to participate
in this meeting, please contact the City Clerk’s Office by calling (626) 580-2016. Notification 48 hours prior to
the meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting.
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 and must be received by 3:00 pm the day
of the meeting. Written comments shall be sent to Alejandro De Loera; El Monte City Hall West; 11333 Valley
Boulevard; El Monte, CA 91731 or at adeloera@elmonteca.gov. If you challenge the decision of the City
Planning Commission, 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
Alejandro De Loera at (626) 258-8660. Monday through Thursday, except legal holidays, between the hours of
7:00 a.m. and 5:30 p.m.
Published on:
Mailed on:

Thursday, October 28, 2021
Wednesday, October 27, 2021

City of El Monte Planning Commission
Jason Mikaelian, AICP, Planning Commission Secretary
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REVISION TO CONDITIONAL USE PERMIT NO. 29-03
11629-11655 VALLEY BOULEVARD (APN: 8565-010-005)

SUBJECT SITE

N

STAFF REPORT

NOVEMBER 9, 2021

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

SANDRA ELIAS
ASSOCIATE PLANNER

SUBJECT:

CONDITIONAL USE PERMIT NO. 04-21

LOCATION:

2821 PECK ROAD, UNIT C

APPLICANT:

CALIFORNIA FINANCIAL GROUP, LLC
dba CALIFORNIA CASH ADVANCE
2821 PECK ROAD, UNIT C
EL MONTE, CA 91733

PROPERTY OWNER:

HACIENDA MANAGEMENT, LLC
BETTY HUANG
1150 NEVA LANE
POMONA, CA 91766

ENVIRONMENTAL
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, AS AMENDED

RECOMMENDATION:

ADOPT A CATEOGORICAL EXEMPTION UNDER
SECTION 15301 (CLASS 1 - EXISTING FACILITIES) AND
APPROVE CONDITIONAL USE PERMIT NO. 04-21,
SUBJECT TO CONDITIONS

PROJECT DESCRIPTION:
The Applicant is requesting Conditional Use Permit No. 04-21 to legalize an existing
1,200± square foot Alternative Financial Service (AFS) establishment within an existing
8,160± square foot multi-tenant commercial building within a 26,866 square foot site.
The subject property is located in the C-3 (General Commercial) zone. The request is
made pursuant to Chapter 17.24 of the El Monte Municipal Code (EMMC).
Conditional Use Permit No.04-21
2821 Peck Road, Unit C
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SUBJECT PROPERTY:
Location:
General Plan:
Zone:
Street Frontage:
Property size:
Existing Improvements:

South of Garvey Avenue and north of Dodson Street
General Commercial
C-3 (General Commercial)
161 feet along Peck Road
26,866 SF
8,160± SF multi-tenant commercial building

SURROUNDING PROPERTIES:
North:
South:
West:
East:

General Plan:
Mixed/Multi Use
General Commercial
Medium Density
Residential
General Commercial

Zoning:
MMU
C-3
R-3

Land Use:
Commercial
Auto Repair
Single-Family Residential

C-3

Multi-tenant Office Space

AERIAL & ZONING PHOTO:
GARVEY AVE

GARVEY AVE

PECK RD

PECK RD

N

N

Conditional Use Permit No.04-21
2821 Peck Road, Unit C
Page 2

Exhibit 1: Site Plan
ADJACENT MULTI-TENANT
COMMERCIAL PROPERTY

SUBJECT 1,200SF TENANT
SPACE

PECK RD

PECK RD

8,160SF
MULTI-TENANT BUILDING

N

Exhibit 2: Floor Plan
COUNTER/TELLER
WINDOW

N
FRONT
ENTRANCE

REAR
EXIT

N
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BACKGROUND
The subject property is currently improved with a multi-tenant commercial building
located on an approximate 26,866 square foot site consisting of three (3) parcels (APNs
8105-003-003, -004, and -005). The multi-tenant commercial building was constructed
in 1988 and consists of six (6) tenant spaces that total approximately 8,160 square feet
of retail/commercial floor area. Currently, the existing Alternative Financial Services
(AFS) establishment (California Cash Advance) occupies a 1,200 square foot tenant
space. According to Business License records, the AFS establishment has occupied
this space since August 2003. Exhibit 1 shows the existing site layout and parking and
Exhibit 2 shows the existing Floor Plan. The Applicant does not propose any tenant
improvements as part of this request.
Business Operations
California Cash Advance has two (2) full-time employees. Business hours are Monday
through Friday from 9:00 a.m. to 6:00 p.m. and Saturday from 9:00 a.m. to 1:00 p.m.
The following services and products are provided:
 Payday loan
 Title loans
 Installment loans
 Gift card program
Site Circulation & Parking
The project site is located on the western side of Peck Road that is approximately 210
linear feet south of Garvey Avenue. The on-site parking lot is accessed through one (1)
dual driveway along Peck Road, which is considered a major arterial roadway. There
are a total of 40 parking spaces that serve the existing multi-tenant spaces that are
currently operating at the site. Because there will be no added square footage
proposed as part of the Applicant’s request, no further analysis of required on-site
parking is necessary.
In addition, at the northern property line, an existing two-way drive aisle connects the
subject property with the parking lot of an adjacent multi-tenant commercial property
located at 11230 Garvey Avenue. The property at 11230 Garvey Avenue can be
accessed through one (1) existing dual driveway along Garvey Avenue and one (1)
existing dual driveway along Peck Road.
Security/Floor Plan
The AFS establishment currently utilizes several security measures to monitor the
operations of the tenant space. There is an existing video surveillance system that
monitors the business on a 24-hour basis which is managed by California Cash
Advance’s company headquarters and alarm systems. In addition, the front lobby area
is designated for customers who are separated by a transaction window/counter that is
furnished with a steel wall. Controlled access from the front lobby area to an employeeonly work space is administered through a steel door.
Conditional Use Permit No.04-21
2821 Peck Road, Unit C
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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 existing
AFS establishment within the existing commercial tenant space is consistent with the
General Plan as it will provide additional services for the community and region.
Zoning Code Consistency
The site is zoned C-3 (General Commercial). Per Section 17.24 of the EMMC,
Conditionally Permitted Uses in Specified Zones, the existing AFS business is eligible
for approval upon the receipt of a Conditional Use Permit.
Alternative Financial Service Establishment Regulations
On August 1, 2017, the City Council adopted Ordinance No. 2920 which re-defined
check cashing businesses as an Alternative Financial Service (AFS) establishment
which means establishments that offer financial services outside of traditional federally
insured financial institutions, including, but not limited to: check cashing outlets, payday
lenders, and vehicle title lenders. The Ordinance requires a CUP by August 31, 2021 for
all AFS establishments validly operating in the City as of August 31, 2017, which are
only allowed to operate within the C-3 (General Commercial) and C-4 (Heavy
Commercial) zones. Additionally, no new AFS shall be located within one thousand
(1,000) feet of another existing (with an approved CUP) AFS establishment.
Valley Blvd and the 10-Fre
Security & Reporting
Although the existing business has existing surveillance cameras to monitor the
operations of the tenant space, 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 and up-to-date.
The alternative financial services that California Cash Advance offers is required to
adhere to all federal and state regulations and engage in independent audits of their
compliance efforts on an annual basis. The governing bodies that regulate and enforce
alternative financial services include the Department of Financial Protection and
Innovation (DFPI), the Internal Revenue Service (IRS), and the California Department of
Business Oversight (DBO). These governing bodies develop and issue new regulations
to meet changing threats to financial security and integrity on a local, national, and
global scale. Once regulations are issued, these governing bodies work together to
enforce guidelines and laws. AFS businesses found to be operating in violation of any
rules are identified, charged, and appropriately punished.
Police Calls for Service and Neighborhood Services
The El Monte Police Department provided a query for “calls for service” to the project
site for the past five (5) years (since the business has been in operation). Per the
Conditional Use Permit No.04-21
2821 Peck Road, Unit C
Page 5

Police Department’s dispatch service records, the existing AFS business is considered
to be a low crime generating use. Similarly, staff inquired with the Neighborhood
Services Division and concluded that there have been no Code Enforcement cases
related to the subject AFS business.
Conditions of Approval
The following conditions of approval are recommended in the draft resolution with the
purpose of enhancing the aesthetics and security of the property:
 Existing landscape planters shall be replanted with evergreen shrubs, drought
tolerant plant species, and groundcover;
 Window decals/signage shall not occupy more than 25% of the storefront/street
facing windows per Chapter 17.12.060(B);
 The applicant shall work with the El Monte Police Department and Planning
Division to ensure that the existing surveillance system is adequate and meets
the standards of the El Monte Police Department; and
 Graffiti shall be removed from any interior/exterior surfaces to the structures and
improvements on the property within 24 hours following the application of the
graffiti or within 24 hours of applicant receiving notice of such graffiti by the City.
Graffiti shall either be removed or the evidence of such vandalism painted over
with a paint that has been exactly color-matched to the surface to which it is
applied.
 A maintenance agreement shall be executed and recorded against the property.
ENVIRONMENTAL REVIEW
Staff has conducted the appropriate environmental analysis in compliance with the
requirements of the California Environmental Quality Act (CEQA) and based on that
assessment, staff has determined that the proposed project to allow an existing AFS
establishment in an existing multi-tenant commercial center is Categorically Exempt
under Article 19, Section 15301 (Class 1 - Existing Facilities) of the CEQA Guidelines.
Therefore, no further environmental assessment is necessary.
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 review 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 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.
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RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL
In order to approve the project, the Planning Commission is required to make certain
findings. Section 2 of the draft resolution contains the findings and Section 3 contains
recommended conditions of approval for the Planning Commission’s consideration.
RECOMMENDATION
Staff recommends that the Planning Commission evaluate the proposal and consider
the following actions:
1. Adopt a Categorical Exemption under Section 15301 (Class 1-Existing Facilities)
pursuant to the California Environmental Quality Act and Guidelines, as
amended; and
2. Approve Conditional Use Permit No. 04-21, subject to the recommended
Conditions of Approval contained in Section 3 of the attached Resolution or any
other Conditions that the Planning Commission may wish to impose.
ATTACHMENTS:
A.
B.
C.
D.
E.

Resolution No. 3613
Project Plans
Business Operations Plan
Calls for Service
Public Hearing Notice, Radius Map, & Photo of Public Notice Posting
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RESOLUTION NO. 3613
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING CONDITIONAL
USE PERMIT NO. 04-21 TO ALLOW THE LEGALIZATION
OF AN EXISTING ALTERNATIVE FINANCIAL SERVICE
(AFS)
ESTABLISHMENT
AND
ADOPTING
A
CATEGORICAL EXEMPTION FOR THE PROPERTY
LOCATED AT 2821 PECK ROAD, UNIT C, EL MONTE,
CALIFORNIA.
WHEREAS, on July 13, 2021, California Financial Group, LLC. dba California
Cash Advance (the “Applicant”) submitted Conditional Use Permit (CUP) No. 04-21
application requesting to legalize an existing 1,200± square foot Alternative Financial
Service (AFS) establishment (California Cash Advance) within an existing multi-tenant
commercial building (the “Proposed Project”) on the property located at 2821 Peck
Road, Unit C, El Monte, California (the “Subject Property”), and as described as follows,
to wit:
APNs: 8105-003-003, -004, and -005
zone;

WHEREAS, the subject site is located within the C-3 (General Commercial)

WHEREAS, the subject site is designated as General Commercial land use by
the City’s General Plan;
WHEREAS, the existing AFS establishment is required to obtain a conditional
use permit pursuant to Section 17.24 of the El Monte Municipal Code (EMMC);
WHEREAS, on November 9, 2021, the Planning Commission of the City of El
Monte held a public hearing for Conditional Use Permit No. 04-21;
WHEREAS, on November 9, 2021, the Planning Commission carefully
considered all pertinent testimony, the recommendation of Planning Division staff and
the staff report offered in the case as presented at said noticed public hearing.
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 - 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
RESOLUTION NO. 3613 | 1

accordance with the requirements of the State CEQA Guidelines. No further
environmental assessment is required.
SECTION 2 – CONDITIONAL USE PERMIT FINDINGS. All necessary
findings for the granting of Conditional Use Permit No. 04-21, to allow the legalization of
the existing AFS establishment within an existing 1,200± square foot tenant space
pursuant to Section 17.24 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 legalization of the existing AFS establishment use is consistent with
the C-3 (General Commercial) zone requirements and the surrounding area/uses.
The C-3 zone allows the business to operate with approval of a Conditional Use
Permit. The AFS business is a retail service use which is common in the C-3 zone.
The subject tenant space has been occupied and in operation by the AFS business
since August 2003. The current AFS business is not proposing any changes or
additional floor area to the project site, and therefore will not change the existing
operational standards. In addition, the City’s Police Department and Code
Enforcement records to not indicate that the existing business has any history of
criminal or fraudulent activity. The granting of the Conditional Use Permit will
legalize the use and will not be detrimental to the public health, safety or general
welfare nor will it be materially injurious to the properties or improvements in the
vicinity.
B. The use applied for at the location is properly one for which a conditional use permit
is authorized.
Finding of Fact:
Pursuant to Section 17.24 of the El Monte Municipal Code, the proposed legalization
of an AFS establishment is permitted with the approval of a Conditional Use Permit.
The site has been occupied by the subject AFS business since August 2003 and is
located within the city’s C-3 (General Commercial) zone which is a permissible zone
to apply for a Conditional Use Permit. Furthermore, the applicant is requesting to
conform to the adopted zoning regulation, Ordinance No. 2920, to obtain a CUP.
The proposed use is compatible with other surrounding uses on Peck Road.
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C. The site for the proposed use is adequate in size and shape to accommodate said
uses; and that all yards, spaces, walls, fences, parking, loading, landscaping and
other features required to adjust said use with the land and surrounding uses are
provided.
Finding of Fact:
The site is adequate in size and shape to accommodate the proposed use. The
subject site is currently improved with six (6) tenant spaces that consist of
approximately 8,160± square feet of retail/commercial floor area. The site has been
occupied by the subject AFS business since August 2003. Furthermore, because
the proposed legalization of the AFS business is not proposing any changes or
additions to the property, all yards, spaces, parking and other existing improvements
meet the El Monte Municipal Code zoning requirements for the C-3 zone.
D. The site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed uses
Finding of Fact:
The subject site is accessible from Peck Road, a major arterial roadway. Peck Road
is capable of accommodating the amount of traffic that the AFS use generates.
Further, the proposed legalization of the AFS business will not increase parking or
traffic demand, since the business has been in operation since August 2003.
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 property has a General Plan designation of “General Commercial.” The 2011 El
Monte General Plan Land Use Element for the General Commercial designation
recommends uses that encourage a wide range of retail and service commercial
uses to serve the community and the region. Permitted uses include a range of
retail businesses, personal services, automotive sales and repair, retail and
professional offices. The land use designation of General Commercial allows an
FAR of up to 0.75. The proposed legalization of the AFS business is consistent with
the General Plan as it provides additional services for the community and region.
Therefore, the proposed use meets the intent of the General Plan and the granting
of such Conditional Use Permit will not adversely affect the purpose, goals, and
policies of the El Monte General Plan.
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SECTION 3 – APPROVAL AND CONDITIONS. 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. 04-21, subject to the following
conditions:
General
1. The approval is for Conditional Use Permit No. 04-21 to legalize the existing 1,200±
square foot Alternative Financial Services (AFS) establishment located at 2821 Peck
Road, Unit C.
2. The project shall substantially conform to Conditional Use Permit No. 04-21, the
development plans (site, floor, elevation, landscape, signs, lighting, etc.) on file with
the City Planning Division and as presented to the Planning Commission.
3. Adherence to the conditions contained herein shall be demonstrated at all times. A
failure to comply may be cause for a review by the Planning Commission for
potential revocation of the use permit approved herein pursuant to EMMC Section
17.24.085 (Revocation). Any complaints regarding issues with operations, pollution,
noise, etc. may be subject to the Planning Commission for further review and
approval.
4. All applicable conditions shall be met or deemed to have been addressed by the
Community & Economic Development Director or her/his designee prior to final
inspection, and prior to 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 occupancy permits.
6. All City and LA County Fire Department standards and conditions shall be
implemented prior to final inspection and prior to occupancy of any building.
Legal
7. 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.
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8.

The Applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution within
fifteen (15) days following the adoption of this Planning Commission Resolution.

9.

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 prior to the issuance of a Business Occupancy
Permit 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; and
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.

Operation Standards
10. The Applicant shall not sublease any portion of the space.
11. All business activity shall be conducted within the enclosed
building.
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12. Window decals/signage shall not occupy more than 25% of the storefront/street
facing windows per Chapter 17.12. The interior of the store must remain visible from
the outside at all times.
13. The site be kept free of weeds, trash, or other debris, and that abandoned vehicles
be promptly reported, pursuant to the Municipal Code and Los Angeles County Fire
and Health Codes at all times.
14. 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
or within 24 hours of Applicant receiving notice of such graffiti by the City. Graffiti
shall be removed by either painting over the evidence of such vandalism with a paint
that has been exactly color-matched to the surface to which it is applied. If a nonpainted surface, graffiti may be removed with solvents or detergents, as appropriate.
15. Banners are prohibited onsite at all times with an exception that banners that are in
compliance with the El Monte Sign Ordinance may be installed upon approval of a
Temporary Sign Permit by the Planning Division. Attachment of non-city approved
signs, banners, product signs, or advertisements to any light poles/standards on or
offsite is prohibited at all times.
16. The Applicant shall work with the El Monte Police Department and the Planning
Division to ensure that the existing surveillance system is adequate and meets the
standards of the El Monte Police Department.
Property Improvements
17. Existing planters throughout the site shall be replanted with evergreen shrubs,
drought tolerant plant species, and groundcover.
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SECTION 4 – PLANNING COMMISSION APPROVAL. 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.
________________________________
Rafael Gonzalez, 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. 3613 adopted by the Planning Commission of the City of El Monte, at a
regular meeting by said Commission held on November 9, 2021, by the following votes
to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, AICP, Secretary
El Monte City Planning Commission
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CONDITIONAL USE PERMIT
EXISTING ALTERNATE FINANCIAL SERVICES
CALIFORNIA FINANCIAL GROUP, LLC
EL MONTE PLAZA
2821 N. PECK ROAD
UNIT #C
EL MONTE, CA 91733

Business Plan – California Financial Group, LLC dba California Cash Advance
Overview
California Financial Group, LLC operates in the alternative financial service industry, which provides
liquidity to consumers who lack access or choose not to utilize traditional financial services. California
Financial Group, LLC has operated in Southern California for nearly 20 years.
All of our operations are regulated by the California Department of Financial Protection & Innovation.
Our company takes pride in following all regulations including proper licensing with the Department of
Financial Protection & Innovation. Under the Department’s supervision all of our locations and lending
practices are reviewed and examined every year to ensure that we are following all required laws and
regulations enacted by the state of California.
We feel we have an advantage over our competitors for several reasons. We underwrite better, we run
more efficiently, and we take care of our customers. In addition, our senior management team has a
level of operational and strategic planning expertise that is difficult to replicate. We also have continued
support, training and resources from our home office that’s located in St. Louis, Missouri. The
company’s future success is based on a sound, ethical business model that, coupled with new strategic
direction, will make it a premier funding source for the underserved consumer.
In addition, we have donated over $100,000 to the local communities in which we proudly serve. We
want to continue this type of success and make it our mission to become the provider of choice for the
underbanked populations we serve.
Location Details
The California Cash Advance location in El Monte California has been licensed and supervised by the
Department of Business Oversight since December 31, 2004. There are currently employ two (2) full
time employees.
Current Business Hours
Monday through Friday 9:00 AM to 6:00 PM
Saturday 9:00 AM to 1:00 PM
Services offered include single-pay short-term loans and used gift card balance redemption.

Security Program
All of our locations have written security programs and are equipped with security features intended to
keep our employees safe. The California Cash Advance location in El Monte is equipped with a locked
safe for storing cash, locking employee cash drawers, video surveillance equipment that can be
monitored from headquarters and alarm systems. In addition, the location on North Peck Road was also
furnished with a steel wall to keep employees, cash, and customer files from separate from customers.

Sandra Elias
Subject:

FW: 2821 Peck Road, Unit C (Calls for Service)

From: Nurre, Shannon [mailto:SNurre@elmontepd.org]
Sent: Wednesday, August 18, 2021 4:21 PM
To: Sandra Elias
Subject: RE: 2821 Peck Road, Unit C (Calls for Service)

There are not very many calls for service for this address.
211A = Robbery Alarm
459A = Burglary Alarm
273.5J = Domestic Violence Just Occurred
Incident

Nature

16‐010339
17‐045991
17‐053882
18‐009954

211A
459A
273.5J
459A

Incident address
2821 PECK RD # C; C CALIFORNIA CASH
ADVANCE
2821 PECK RD # C; CALIFORNIA FENCE
2821 PECK RD # C
2821 PECK RD # C; CALIFORNIA CASH ADVANCE

1

Agency
EMPD
EMPD
EMPD
EMPD

Reported
14:29:00 06/15/16
18:25:40 09/12/17
17:59:27 10/25/17
16:59:22 02/25/18

Clearance Code

Di

COK
COK
RPT
COK

AC
CF
AC
CF

CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con
Jeni Colon (626) 580-2088
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

2821 Peck Road, Unit C / APNs: 8105-003-003,-004,and -005

APPLICATION:

Conditional Use Permit (CUP) No. 04-21

REQUEST:

The Applicant is requesting a Conditional Use Permit to legalize an existing 1,200±
square foot Alternative Financial Service (AFS) establishment within an existing
8,160± square foot multi-tenant commercial building within a 26,866 square foot
site. The subject property is located within the C-3 (General-Commercial) zone.
The request is made pursuant to Chapter 17.24 of the El Monte Municipal Code
(EMMC).

PROPERTY OWNER:

Hacienda Management LLC
Betty Huang
1150 Neva Lane
Pomona, CA 91766

APPLICANT:

California Financial Group LLC dba California Cash Advance
2821 Peck Road, Unit C
El Monte, CA 91733

ENVIRONMENTAL
DOCUMENTATION:

Article 19. Categorical Exemptions – Section 15301 (Class 1 - 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 as follows:
Date: Tuesday, November 9, 2021
Time: 7:00 p.m.
Place: El Monte City Hall East – Council Chambers
11333 Valley Boulevard, El Monte, California

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.
Members of the public wishing to make public comment may do so in one of the following ways:
(1) E-mail or Telephone – All interested parties can submit questions/comments in advance to the Planning
Division’s general e-mail address: planning@elmonteca.gov or by calling (626) 258-8626. All
questions/comments must be received by the Planning Division no later than 3:00 pm on November 9, 2021.

The staff report on this matter will be available on or about November 4, 2021 on the City of El Monte website,
which may be accessed at https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2 or by emailing selias@elmonteca.gov.
Americans With Disabilities Act
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the
federal rules and regulations adopted in implementation thereof, the Agenda will be made available in
appropriate alternative formats to persons with a disability. Should you need special assistance to participate
in this meeting, please contact the City Clerk’s Office by calling (626) 580-2016. Notification 48 hours prior to
the meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting.
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 and must be received by 3:00 pm the day
of the meeting. Written comments shall be sent to Sandra Elias; El Monte City Hall West; 11333 Valley
Boulevard; El Monte, CA 91731 or at selias@elmonteca.gov. If you challenge the decision of the City
Planning Commission, 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
Sandra Elias at (626) 258-8621. Monday through Thursday, except legal holidays, between the hours of 7:00
a.m. and 5:30 p.m.
Published on:
Mailed on:

N

Thursday, October 28, 2021
Wednesday, October 27, 2021

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

2821 Peck Road, Unit C – Public Notice Site Posting

STAFF REPORT

NOVEMBER 9, 2021

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

SANDRA ELIAS
ASSOCIATE PLANNER

APPLICATION:

CONDITIONAL USE PERMIT NO. 10-21

LOCATION:

11725 GARVEY AVENUE, SUITE 5B

APPLICANT

STEVEN CHEN
1344 KINGSMILL AVENUE
ROWLAND HEIGHTS, CA 91748

PROPERTY OWNER:

JENDO ERMI, LP
9725 FACTORIAL WAY
SOUTH EL MONTE, CA 91733

ENVIRONMENTAL
DETERMINATION:

ARTICLE 19 - CATEGORICAL EXEMPTION SECTION 15301
(CLASS 1 – EXISTING FACILITIES) IN ACCORDANCE WITH
THE
REQUIREMENTS
OF
THE
CALIFORNIA
ENVIRONMENTAL QUALITY ACT OF 1970 AND THE CEQA
GUIDELINES

RECOMMENDATION:

ADOPT A CATEGORICAL EXEMPTION AND APPROVE
CONDITIONAL USE PERMIT NO. 10-21, SUBJECT TO
CONDITIONS

REQUEST:
The Applicant requests approval of Conditional Use Permit No. 10-21 to allow the on-sale
of beer, wine, and distilled spirits (Type 47 ABC License) in conjunction with a proposed
restaurant within an existing 4,123± square foot tenant space at a 309,783± square foot
multi-tenant commercial shopping center. The proposed on-sale of alcohol will operate in
conjunction with meal service and is ancillary to the primary use of a proposed restaurant.
The subject site is located in the C-3 (General-Commercial) zone. The request is made
pursuant to Section 17.24 of the El Monte Municipal Code (EMMC).
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SUBJECT PROPERTY:
Location:
General Plan:
Zone:
Street Frontage:
Size:
Existing Development:

North of Garvey Ave., south of Valley Blvd. & west of
Mountain View Rd.
General Commercial
C-3 (General Commercial) Zone
699.18 feet (Garvey Ave.), 352.04 feet (Mountain View
Rd.), & 540 feet (Valley Blvd.)
309,783± SF
55,000 SF market; 5,050 SF laundry use; and 13,000,
4,390, 3,500, 4,800 & 7,075 SF multi-tenant commercial
buildings.

SURROUNDING PROPERTIES:
Zoning:

General Plan:

Land Use:

North
East
South

C-3
C-3
MMU

General Commercial
General Commercial
Mixed/Multi-Use

West

R-3

Medium-Density
Residential/Mixed/Multi-Use

Retail/Commercial
Retail/Commercial
Retail/Commercial & Multi-Family
Residential
Multi-Family Residential & Single
Family Residential

ZONING AND AERIAL PHOTO:

N

N

N
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Exhibit 1: Site Plan

SUBJECT TENANT SPACE

N

Exhibit 2: Floor Plan

Floor Plan Legend
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BACKGROUND
The subject property is currently developed as a multi-tenant commercial shopping
center with seven (7) buildings that were constructed between 1948 to1988. The
existing buildings are occupied by various businesses that provide retail, auto-repair,
and restaurant uses.
On September 7, 2021, the Applicant submitted a request for the on-sale of beer, wine,
and distilled spirits (Type 47 ABC License) in conjunction with a proposed restaurant
within an existing 4,123± square foot tenant space. The proposed on-sale of beer,
wine, and distilled spirits will operate in conjunction with meal service and is ancillary to
the primary use of a proposed restaurant.
ENTITLEMENTS:
The following entitlement is requested pursuant to the requirements of Chapter 17.24 of
the El Monte Municipal Code (EMMC):


Conditional Use Permit (CUP No. 10-21) to allow the on-sale of beer, wine, and
distilled spirits (Type 47 ABC License) in conjunction with a proposed restaurant.

Site Circulation/Parking
The site has an area of 309,783± square feet, and is a corner lot with multiple frontages
and driveway access points along Garvey Avenue, Mountain View Road, and Valley
Boulevard. Multi-tenant commercial buildings are located along the north-west/rear
property line with additional buildings fronting Valley Boulevard and a 58,550 SF
supermarket and multi-tenant spaces that encompass the center of the property. There
are a total of 372 parking spaces that serve the supermarket and the multi-tenant
structures currently operating at the site. A total of 288 parking spaces are required for
retail uses and auto repair uses, restaurant uses require 80 parking spaces, therefore
the total required are 368 parking spaces and 372 parking spaces are provided.
Business Operations
The proposed restaurant will serve Taiwanese-style cuisine with an expected total of 17
employees. The dining area will encompass approximately 2,439 square feet of dining
area and include private dining rooms that provide air purifiers as a response to the
COVID-19 pandemic. Staff has conditioned that at least one (1) of the walls for each
private dining room is entirely made of glass to allow visibility into the space from the
common areas of the restaurant. Staff has also included a condition of approval to
allow hours of operation on Sunday through Wednesday from 11:00 a.m. to 12:00 a.m.
(with a last call at 11:30 p.m.) and on Thursday through Saturday from 11:00 a.m. to
1:00 a.m. (with a last call at 12:30 a.m.)
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PROJECT ANALYSIS:
2011 General Plan Consistency
The 2011 El Monte General Plan Land Use Element designates the subject site as
“General Commercial” and allows for a wide range of retail and service commercial
uses to serve the community and the region. Permitted uses include a range of retail
businesses, personal services, food and beverage establishments, hotel, and other
tourist uses, automotive sales and repair, retail, daycare centers, and professional
offices. The existing zoning designation, C-3, allows up to 0.75 floor area ratio (FAR).
The proposed on-sale of beer, wine and distilled spirits (in conjunction with meal
service) is consistent with following General Plan Land Use policies:


Policy LU- 2.7: Fiscal Stability. Implement redevelopment and revitalization
strategies (e.g.- economic development) that will achieve, as a major
consideration but not the only priority, greater fiscal stability for the City.



Policy LU- 4.4:
Economic Development.
Support the development of
commercial uses (both citywide and in strategic areas) that strengthen the
economy.

Staff finds that the proposed request for a Type 47 ABC License in conjunction with
meal service is consistent with the overall vision of the General Plan as it would
support/enhance the development of restaurant dining options adjacent to the eastern
end of one of the City’s major mixed-use corridors (Garvey Avenue). The proposed
project is expected to generate additional sales tax revenue for the City and is able to
foster additional economic interest/investment along the commercial corridor/district.
Zoning Code
The site is located at the intersection of Garvey Avenue and Mountain View Road and is
within the City’s C-3 (General Commercial) zone. Per Section 17.24 of the EMMC,
restaurants serving alcohol in the C-3 zone are allowed provided that a Conditional Use
Permit is approved by the Planning Commission. Because the CUP request in not
proposing to construct any additional floor area and the property provides a total of 372
parking spaces (while 368 are required per the EMMC), the proposed project complies
with the Zoning Code; provided that a CUP is granted.
Conditional Use Permit
Pursuant to Section 17.24.030(52) of the EMMC, restaurants in MMU and C-O or less
restrictive zones are allowed to serve alcohol subject to the Planning Commission’s
approval of a CUP. The site is located in the C-3 zone which allows for the requested
CUP for on-sale of alcohol. In addition, the proposed restaurant complies with all of the
“Restaurant Definition Requirements”, pursuant to Section 17.04.020 of the EMMC, as
shown on the following table:
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Table 1 - Restaurant Definition Requirements
Development Use
Storage and
Preparation: Food and
Nonalcoholic
Beverages
Dining area: Seating
and Serving meals
Incidental uses:
Utilities, Restrooms
and Offices
Total

Required

Proposed

Complies?

20% (min.)

20% (832 SF)

Yes

50% (min.)

59% (2,439 SF)

Yes

30% (max.)

11% (444 SF)

Yes

100%

90% (3,715 SF)

Yes

Furthermore, other conditions of approval have been placed on the use’s operations
such as hours of operation, loading/unloading and security measures to address any
potential impacts on surrounding properties.
California Department of Alcohol Beverage Control (ABC)
As a part of the Alcoholic Beverage Control (ABC) License evaluation process, City
Staff contacted ABC for statistical information relating to all of the existing active ABC
licenses within the subject property’s census tract (Census Tract No. 4334.03).
According to ABC, there are at total of four (4) active ABC licenses within Census Tract
No. 4334.03 and only four (4) are recommended by ABC. The approval of CUP No. 1021 will increase the number of ABC licenses to a total of five (5) which will be
considered as an over-concentration of ABC licenses within the Census Tract.
Therefore, a finding of Public Convenience or Necessity is required.
The following census tract map illustrates the subject site’s location in relation to: 1) the
census tract boundaries and; 2) the location of all ABC licenses within Census Tract No.
4334.03. See Exhibit 4 for the census tract map with all of the existing ABC licenses
that are within Census Tract No. 4334.03.
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Exhibit 4: Census Tract No. 4334.03

Type

Address

Business Name

1

40

11437 Garvey Avenue

El Perla Negra

2

47

11740 Valley Boulevard

El Pescador Bar & Grill

3

58

11740 Valley Boulevard

El Pescador Bar & Grill

4

40

2645 Mountain View Road El Tenampa

Public Convenience and Necessity
According to ABC, Census Tract No. 4334.03 has already reached the maximum
recommended number of licenses allotted to the Census Tract. Therefore, this request
would result in an over concentration of ABC licenses, and a finding of Public
Convenience or Necessity must be made by the governing body in order to obtain the
requested alcohol license from ABC.
Staff finds that the proposed project can be supported with a finding of “Public
Convenience”. The four (4) active on-sale ABC licenses within Census Tract No.
4334.03 is comprised of two (2) Type 40 (on-sale beer and wine), one (1) Type 47 (onsale of beer, wine, and distilled spirits) and one (1) Type 58 (Caterer’s Permit which
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allows the service of alcoholic beverages off-site). The Type 47 and Type 58 both
belong to El Pescador Bar & Grill which is located at 11740 Valley Boulevard that is
approximately 380 linear feet away from the subject site. Both of the Type 40 licenses
(El Perla Negra and El Tenampa) are located over 1,000 linear feet away from the
subject site. Therefore, Staff believes that the approval of the Type 47 ABC license will
not directly nor indirectly cause adverse impacts to the existing aforementioned
businesses and surrounding neighborhood.
Furthermore, the addition of on-site consumption of beer, wine, and distilled spirits to
the proposed restaurant will enhance the dining services/experience for restaurant
patrons, which is a common ancillary use for a restaurant. At the moment, only one (1)
restaurant within Census Tract No. 4334.03 offers the on-sale of beer, wine, and
distilled spirits; thus, the approval of the request would provide additional convenience
to the immediate area/neighborhood by establishing a full-service restaurant.
Conditions of approval will be imposed onto the project’s approval to ensure orderly
commerce/business operations and public safety.
El Monte Police Department
The Police Department did not express concerns with the proposed request for on-sale
of beer, wine, and distilled spirits as long as appropriate surveillance covering the
interior and exterior of the structure and proper lighting are conditioned with the
approval. Therefore, conditions have been added to the project to require appropriate
surveillance that will be accessible by the El Monte Police Department and proper
illumination.
ENVIRONMENTAL REVIEW:
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 a notice of exemption under
Article 19 Section 15301 (Class 1 – Existing Facilities); therefore, no further
environmental assessment is required.
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
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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 use for the
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.
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Section 2 of the draft resolution contains recommended findings and Section 3
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) of the California Environmental Quality Act and Guidelines;
and;
B. Make the Finding of Facts articulated in the body of the Resolution and approve
Conditional Use Permit No. 10-21, subject to conditions of approval.
ATTACHMENTS:
A.
B.
C.
D.
E.

Resolution No. 3614, with Findings, Conditions of Approval
Development Plans
Business Operations Plan
Calls for Service
Public Hearing Notice, Radius Map, & Photo of Public Notice Posting
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RESOLUTION NO. 3614
A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING CONDITIONAL
USE PERMIT NO. 10-21 ALLOWING ANCILLARY ONSALE OF BEER, WINE, AND DISTILLED SPIRITS (TYPE
47 ABC LICENSE) IN CONJUNCTION
WITH MEAL
SERVICE AT A PROPOSED RESTAURANT LOCATED IN
THE C-3 (GENERAL COMMERCIAL) ZONE AND
ADOPTING CATEGORICAL EXEMPTION FOR THE
PROPERTY LOCATED AT 11725 GARVEY AVENUE,
SUITE 5B, EL MONTE, CALIFORNIA.
WHEREAS, on September 7, 2021, Steven Chen (the “Applicant”) submitted
Conditional Use Permit (CUP) No. 10-21 requesting to allow the on-sale of beer, wine,
and distilled spirits (Type 47 ABC License) (the “Proposed Project”) in conjunction with
meal service that is ancillary to the primary proposed use of a restaurant on the property
located at 11725 Garvey Avenue, Suite 5B, El Monte, California (the “Subject Property”)
and is described as follows, to wit:
APN: 8565-016-001
zone;

WHEREAS, the subject site is located within the C-3 (General-Commercial)

WHEREAS, the subject site is designated as General-Commercial by the City’s
General Plan;
WHEREAS, the proposed Type 47 ABC License for on-sale of beer, wine, and
distilled spirits for a proposed restaurant is made pursuant to Section 17.24 of the El
Monte Municipal Code (EMMC);
WHEREAS, the proposed Type 47 ABC License for on-sale beer, wine, and
distilled spirits in conjunction with a proposed restaurant would require approval of a
Conditional Use Permit;
WHEREAS, on November 9, 2021, the Planning Commission of the City of El
Monte held a public hearing for Conditional Use Permit No. 10-21;
WHEREAS, on November 9, 2021, the Planning Commission carefully
considered all pertinent testimony, the recommendation of Planning Division Staff and
the staff report offered in the case as presented at said noticed public hearing.
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:
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SECTION 1 - 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 2 – CONDITIONAL USE PERMIT FINDINGS. All necessary
findings for the granting of Conditional Use Permit No. 10-21, to allow the on-sale of
beer, wine, and distilled spirits (Type 47 ABC License) in conjunction with a proposed
restaurant, pursuant to Section 17.24 of the El Monte Municipal Code 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 granting of Conditional Use Permit No. 10-21 would support/enhance the
development of restaurant dining options adjacent to the eastern end of one of the
City’s major mixed-use corridors (Garvey Avenue). Additionally, a condition of
approval has been included to require the Applicant to work with staff and the City of
El Monte Police Department to ensure that there is adequate video surveillance and
lighting at the site that will adequately monitor all activity to ensure that the health
and welfare of the public is not impacted.
B. The use applied for at the location is properly one for which a Conditional Use
Permit is authorized.
Finding of Fact:
The site is zoned C-3 (General Commercial) and is improved with seven (7)
structures consisting of the following: an approximate 55,000 square foot market, a
5,050 square foot laundry use, 13,000 square foot multi-tenant use, 4,390 square
foot multi-tenant use, 3,500 square foot multi-tenant use, 4,800 square foot multitenant use, and a 7,075 square foot multi-tenant use. Furthermore, the General
Commercial zone allows for restaurants to establish alcohol sales (with a Type 47
ABC license) upon the approval of a conditional use permit.
C. The site for the proposed use is adequate in size and shape to accommodate said
uses; and that all yards, spaces, walls, fences, parking, loading, landscaping and
other features required to adjust said use with the land and surrounding uses are
provided.
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Finding of Fact:
The existing multi-tenant commercial building complies with the EMMC and is
adequate in size and shape to accommodate the proposed use. The existing
building is below the maximum allowable FAR and provides adequate parking and
loading spaces throughout the site. In addition, conditions have been placed onto
the approval of the project to ensure that, when in operation, the Type 47 ABC
License will not have a negative impact on the site’s amenities and surrounding land
uses.
D. The site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed uses
Finding of Fact:
The site has an area of 309,783± square feet, and is a corner lot with multiple
frontages and driveway access points along Garvey Avenue, Mountain View Road,
and Valley Boulevard. Garvey Avenue is considered to be the site’s main vehicular
access point. The City’s General Plan classifies Garvey Avenue as a “Major
Arterial”, Mountain View Road as a “Collector Street”, and Valley Boulevard as a
“Major Arterial”. All of the aforementioned roadways fulfill the standard design
requirements for their classification.
Additionally, they are capable of
accommodating the amount and intensity of traffic that the project site would
generate.
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 granting of Conditional Use Permit No. 10-21 would support/enhance the
development of restaurant dining options adjacent to the eastern end of one of the
City’s major mixed-use corridors (Garvey Avenue). Additionally, the use of video
surveillance and adequate lighting at the site will monitor all activity to ensure that
the health and welfare of the public is not impacted. Furthermore, other conditions
of approval have been placed onto the approval of the project to ensure that, when
in operation, the Type 47 ABC License will not have a negative impact on the site’s
amenities and surrounding land uses. The proposed on-sale of beer, wine, and
distilled spirits (in conjunction with meal service) is consistent with the General
Commercial General Plan land use designation and does not adversely affect the
purpose, goals, and policies.
F. The finding of public convenience or necessity (e.g. increases in employment,
increases in business taxes, whether the project is a unique business addition to the
community, whether the project will contribute to the economic goals of the area,
and whether the project will result in a positive upgrade of the area).
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Finding of Fact:
According to ABC, Census Tract No. 4334.03 has already reached the maximum
recommended number of licenses allotted to the Census Tract. Therefore, this
request would result in an over concentration of ABC licenses, and a finding of
Public Convenience or Necessity must be made by the governing body in order to
obtain the requested alcohol license from ABC.
Staff finds that the proposed project can be supported with a finding of “Public
Convenience”. The four (4) active on-sale ABC licenses within Census Tract No.
4334.03 comprise of two (2) Type 40 (on-sale beer and wine), one (1) Type 47 (onsale of beer, wine, and distilled spirits) and one (1) Type 58 (Caterer’s Permit which
allows the service of alcoholic beverages off-site). The Type 47 and Type 58 both
belong to El Pescador Bar & Grill which is located at 11740 Valley Boulevard that is
approximately 380 linear feet away from the subject site. Both of the Type 40
licenses (El Perla Negra and El Tenampa) are located over 1,000 linear feet away
from the subject site. Therefore, Staff believes that the approval of the Type 47 ABC
license will not directly nor indirectly cause adverse impacts to the existing
aforementioned businesses and surrounding neighborhood.
Furthermore, the addition of on-site consumption of beer, wine, and distilled spirits to
the proposed restaurant will enhance the dining services/experience for restaurant
patrons, which is a common ancillary use for a restaurant. At the moment, only one
(1) restaurant within Census Tract No. 4334.03 offers the on-sale of beer, wine, and
distilled spirits; thus, the approval of the request would provide additional
convenience to the immediate area/neighborhood by establishing a full-service
restaurant. Conditions of approval will be imposed onto the project’s approval to
ensure orderly commerce/business operations and public safety.
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SECTION 3 – APPROVALS AND CONDITIONS. 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. 10-21, subject to the following
conditions:
General
1. The approval is for Conditional Use Permit No. 10-21 to allow the “on-sale” of beer,
wine, and distilled spirits (Type 47 ABC License) in conjunction with a proposed
restaurant within an approximate 4,123 square foot tenant space on a 309,783 multitenant commercial property.
2. The project shall substantially conform to the site plan, floor plans and exterior
elevations on file with the Planning Division. Changes to the floor plan may be
allowed through the review and approval of the Community & Economic
Development Director or designee.
3. The approval of the Conditional Use Permit shall be effective for a period of one (1)
year from the date of final approval by the City Planning Commission; unless the
applicant has obtained the proper Type 47 ABC License or has timely requested an
extension of time within which to procure such license.
4. The Applicant shall obtain all required approvals from the State Department of
Alcohol Beverage Control (ABC) Board and provide such proof of approvals to the
Planning Division prior to commencing the on-site sale of general alcohol.
5. Adherence to the conditions contained herein shall be demonstrated at all times. A
failure to comply may be cause for a review by the Planning Commission for
potential revocation of the use permit approved herein pursuant to EMMC Section
17.24.100 (Revocation). Any complaints regarding issues with operations, pollution,
noise, etc. may be subject to the Planning Commission for further review and
approval.
6. All City and LA County Fire Department standards and conditions shall be
implemented prior to final inspection and prior to occupancy of the tenant space.
7. All applicable conditions shall be met or deemed to have been addressed by the
Planning Division prior to issuance of a Business Occupancy Permit.
Legal
8. 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
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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.
9. 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 the Type 47 ABC license.
Maintenance
10. 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 prior to the issuance of the Business Occupancy
Permit 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; and
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.
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11. Graffiti must be removed from any exterior surfaces of 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 which has been color-matched to the surface to which it is
applied or graffiti may be removed with solvents or detergents, as appropriate.
12. The site be kept free of weeds, trash, or other debris, and that abandoned vehicles
be promptly reported, pursuant to the Municipal Code and Los Angeles County Fire
and Health Codes at all times.
13. 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. 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.
Operation Standards
14. All sales of alcohol shall be restricted to 11 a.m. to 12 a.m. with a last call at 11:30
p.m. (Sunday through Wednesday) and 11:00 a.m. to 1:00 a.m. with a last call at
12:30 p.m. (Thursday through Saturday). Hours of operation may be extended for
special events through a memorandum by the Community & Economic Development
Director or designee.
15. The on-sale of alcohol shall be incidental to the principal business activity, and shall
comprise less than thirty percent (30%) of the gross receipts of the business in a
calendar year. The business shall keep written records of all sales, and shall
provide those records upon request to City officials, so that the City shall have the
ability to verify the business’ compliance with this condition. If the city determines
that the business is not operating as a restaurant, and/or is not complying with the
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requirements of this condition, such a determination shall be cause for revocation of
the Conditional Use Permits.
16. The employee entry-only door along the west-facing façade shall remain closed at
all times when there are no deliveries or any other activities that are not conducive to
the restaurant operations.
17. The employee entry-only door along the west-facing façade shall include an air
curtain device above the doorway as well as ensuring that the door remain locked
and require a key for access.
18. All public exit and entry doors for the tenant space shall be maintained in a working
condition and must be cleared for use during business hours at all times.
19. All employees selling or serving alcohol shall be required to participate in an alcohol
management training program prior to the operation of selling/serving alcohol.
20. The applicant shall not sublease any portion of the space.
21. The reproduction of sound which is audible outside of the premise that will materially
and adversely impact adjacent tenants shall not be permitted.
22. The interior of the building must remain visible from the outside. The windows shall
be clear to allow visibility into the business at all times.
23. Minimum drink requirements are prohibited.
24. Entrance/cover fees are prohibited for access into the restaurant at all times.
25. Customized lighting and sound system conductive of a nightclub atmosphere shall
be prohibited at all times.
26. The storage of equipment, materials, etc. of items unrelated to the restaurant
business shall be removed from the premises. The storage of such items on the
property is prohibited.
27. All public bathroom fixtures and equipment for the tenant space shall be maintained
in good working order and shall incorporate automatic flow control devices. Public
bathroom facilities shall be kept free of graffiti and etchings and shall be maintained
in a clean condition through routine maintenance and daily janitorial cleaning.
28. Live music/entertainment is not allowed.
29. The site be kept free of weeds, trash, or other debris, and that abandoned vehicles
be promptly reported, pursuant to the Municipal Code and Los Angeles County Fire
and Health Codes at all times.
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30. All onsite activities shall comply with the City of El Monte Noise Ordinance at all
times.
31. Banners are prohibited onsite at all times with an exception that banners that are in
compliance with the El Monte Sign Ordinance may be installed upon approval of a
Temporary Sign Permit by the Planning Division. Attachment of non-city approved
signs, banners, product signs, or advertisements to any light poles/standards on or
offsite is prohibited at all times.
32. The interior of all dining areas and or VIP rooms as demonstrated on the plans shall
remain visible at all times with glass partitions. A low pony wall with a maximum
height of 36 inches may be installed.
33. Planters shall be implemented along the easterly façade of the subject tenant space
as demonstrated on the plans.
Engineering
34. A food, oil, grease (FOG) permit and grease interceptor are required.
Police Department
35. The subject site shall incorporate a High Definition Recording camera surveillance
system for the building interior and exterior. Proper illumination at the site shall be
maintained by installation of LED lighting. A plan shall be submitted to the Police
Department for review and approval prior to the issuance of the ABC license. The
Police Department shall have the authority to make changes to the plan as needed
to enhance public safety. The surveillance system must be set up for at a minimum
of 30 days rotation period. All recordings must be kept onsite for at least 45
calendar days and must be made available to a City Employee upon request. The
system shall be maintained and operating at all times. The system shall also be
strategically placed to only focus on the subject property and not on nearby
properties.
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SECTION 4 – PLANNING COMMISSION APPROVAL. 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.

________________________________
Rafael Gonzalez, 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. 3614 adopted by the Planning Commission of the City of El Monte, at a
regular meeting by said Commission held on November 9, 2021, by the following votes
to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, AICP, Secretary
El Monte City Planning Commission
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11725 GARVEY AVE, UNIT 5B,
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DRAWING TITLE

GENERAL NOTE
1. THE CONTRACTOR SHALL PROVIDE SAFE AND CONTINUOUS PASSAGE FOR LOCAL PEDESTRIAN AND VEHICULAR TRAFFIC AT ALL TIMES.
11. CONTRACTOR FURTHER AGREES THAT HE SHALL ASSUME SOLE AND COMPLETE RESPONSIBILITIES FOR JOB SITE CONDITIONS DURING THE COURSE OF
2. SHOULD ANY OF THE EXISTING UTILITIES OR ANY OTHER FACILITIES CONFLICT WITH THE PROPOSED WORK AS SHOWN ON THE PLANS, THE CONTRACTOR SHALL CONSTRUCTION OF THIS PROJECT, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY, THAT HIS RESPONSIBILITY SHALL APPLY CONTINUOUSLY AND NOT BE LIMITED
NOTIFY THE ARCHITECT AND AWAIT THE RELOCATION AND/OR ALTERNATE DESIGN.
TO NORMAL WORKING HOURS AND THAT THE CONTRACTOR SHALL DEFEND, INDEMNIFY, AND HOLD THE OWNER THE ARCHITECT, AND THE ARCHITECT'S CONSULTANTS
3. THE CONTRACTOR SHALL SO CONDUCT HIS OPERATIONS AS TO OFFER THE LEAST POSSIBLE OBSTRUCTION AND INCONVENIENCE TO THE PUBLIC, AND HE SHALL HAVE
HARMLESS FROM ANY AND ALL LIABILITY, REAL OR ALLEGED IN CONNECTION WITH THE PERFORMANCE OF WORK ON THIS PROJECT EXCEPTING FOR LIABILITY ARISING
UNDER CONSTRUCTION NO GREATER LENGTH OR AMOUNT OF WORK THAN HE CAN EXECUTE PROPERLY WITH DUE REGARD TO THE RIGHTS OF THE PUBLIC.
FROM SOLE NEGLIGENCE OF THE OWNER OR ARCHITECT.
4. CONVENIENT ACCESS T0 DRIVEWAYS AND BUILDINGS ALONG THE LINE OF WORK SHALL BE MAINTAINED, AND TEMPORARY CROSSINGS SHALL BE PROVIDED AND 12. SITE ACCESSIBILITY REQUIREMENTS (CBC CHAPTER 11-B) WILL BE REVIEWED UNDER THE GRADING PLAN CHECK NUMBER.
MAINTAINED IN GOOD CONDITIONS. NOT MORE THAN ONE CROSSING OR INTERSECTING STREET OR ROAD SHALL BE CLOSED AT ANY ONE TIME WITHOUT THE APPROVAL
13. ALL MATERIALS INSTALLED SHALL BE A MINIMUM OF CLASS III. INSULATION, PIPING, WIRING ETC. SHALL HAVE A MINIMUM FLAME SPREAD CLASS PER SECTION 707.
OF THE OWNER.
14. ALL HORIZONTAL DIMENSIONS ARE TAKEN FROM FACE OF STUD UNLESS OTHERWISE NOTED.
5. THE CONTRACTOR SHALL PROVIDE AND MAINTAIN SUCH FENCES, BARRIERS, DIRECTIONAL SIGNS. LIGHTS. AND FLAG MEN AS ARE NECESSARY TO GIVE ADEQUATE
15. ALL STUDS ARE 2X6 UNLESS NOTED OTHERWISE.
WARNING TO THE PUBLIC AT ALL TIMES OF ANY DANGEROUS CONDITIONS TO BE ENCOUNTERED AS A RESULT OF THE CONSTRUCTION WORK AND TO GIVE DIRECTIONS
16. PADS AT ROUGH GRADING WILL HAVE A MINIMUM SLOPE OF 1% TOWARDS THE STREET DESIGNED DRAINAGE OUTLET. REFER TO CIVIL DRAWINGS.
TO THE PUBLIC.
17. FINISH GRADING WILL BE COMPLETED AND APPROVED AND SLOPE PLANTING AND IRRIGATION SYSTEMS INSTALLED BEFORE OCCUPANCY OF BUILDINGS.
6. THE CONTRACTOR SHALL EXERCISE DUE CARE TO AVOID INJURY TO EXISTING IMPROVEMENTS OR FACILITIES, UTILITY FACILITIES, ADJACENT PROPERTY, AND TREES
18. SECURE ENCROACHMENT PERMIT PER THE CITY'S REQUIREMENTS FOR CONSTRUCTION, GRADING AND OR DISCHARGE OF DRAINAGE WITHIN STREET RIGHT OF WAY.
AND SHRUBBERY.CONTRACTOR SHALL NOTIFY UNDERGROUND SERVICE ALERT PRIOR TO ENTERING PROJECT SITE.
19. SECURITY REQUIREMENTS FOR SWINGING DOORS SHALL COMPLY WITH THE CITY OF LOS ANGELES BUILDING CODE.
7. IN ACCORDANCE WITH GENERALLY ACCEPTED CONSTRUCTION PRACTICES, THE CONTRACTOR SHALL BE SOLELY AND COMPLETELY RESPONSIBLE FOR CONDITIONS
20. CONTRACTOR SHALL PROVIDE STEEL CERTIFICATIONS TO THE CITY GOVERNING AGENCY BUILDING DIVISION PRIOR TO INSTALLATION.
OF THE JOB SITE, INCLUDING SAFETY OF ALL PERSONS AND PROPERTY DURING PERFORMANCE OF THE WORK, AND THE CONTRACTOR SHALL FULLY COMPLY WITH ALL
21. THE GENERAL CONTRACTOR SHALL FURNISH HYDRAULICALLY CALCULATED AUTOMATIC FIRE SPRINKLER SYSTEMS. CONTRACTOR SHALL PREPARE SHOP DRAWINGS
STATE AND FEDERAL LAWS, RULES, REGULATIONS, AND ORDERS RELATING TO SAFETY TO THE PUBLIC AND WORKERS.
AND OBTAIN APPROVALS FROM THE INSURANCE SERVICE OFFICE, (I.R.I). BUILDINGS, FIRE DEPARTMENT AND OTHER REQUIRED GOVERNING AGENCIES PRIOR TO
8. ALL WORK RELATED TO ELECTRICAL SERVICE SHALL BE PERFORMED IN CONFORMANCE WITH THE GOVERNING POWER COMPANY REQUIREMENTS.
SUBMITTAL TO THE ARCHITECT FOR HIS REVIEW PRIOR TO ANY INSTALLATION. THE GENERAL CONTRACTOR SHALL BE RESPONSIBLE FOR A COMPLETE SYSTEM FROM
9. ALL WORK EMBODIED IN THESE PLANS SHALL BE DONE IN ACCORDANCE WITH - APPLICABLE PROVISIONS OF THE CURRENT GOVERNING BUILDING CODE.
CONNECTION TO SITE WATER MAIN TO INTERIOR OF BUILDING. REFER TO SPECIFICATIONS AND TO PLAN INDICATING BUILDINGS TO BE SPRINKLED ALL COSTS
10. THE ARCHITECT SHALL NOT BE RESPONSIBLE IN ANY WAY FOR THE CONTRACTORS AND SUBCONTRACTORS' COMPLIANCE WITH THE "OCCUPATIONAL HEALTH AND
ASSOCIATED TO UPGRADE THE FIRE SPRINKLERED SYSTEM SHALL BE PAID BY THE CONTRACTOR. FIRE SPRINKLER DRAWINGS SHALL BE UNDER A DEFERRED SUBMITTAL.
SAFETY REGULATIONS OF U.S. DEPARTMENT LABOR OR WITH THE STATE OF CALIFORNIA DEPARTMENT OF INDUSTRIAL RELATIONS "CONSTRUCTION SAFETY ORDERS"
22.OR
THE FIRE SPRINKLER SERVICE MUST BE EQUIPPED AND INSTALLED PER FIRE DEPARTMENT SPECIFICATIONS AND DIRECTIONS. FIRE SPRINKLER CONTRACTOR SHALL
ANY OTHER GOVERNING AGENCY SAFETY REQUIREMENTS.
CONTACT THE FIRE DEPARTMENT FOR WATER DESIGN SPECS. ON UNDERGROUND CONNECTION.

ARCHITECTURAL DESIGN FIRM

TURNING SPACE
7. Landings shall comply with 11B-302 Floor or Ground Surfaces. Changes in level are not permitted. §11B- 405.7.1
1. Circular turning spaces shall be a space of 60 inches diameter minimum and may include knee and toe clearance complying with 11B-306 Knee and Toe Clearance. §11B-304.3.1
8. The landing clear width shall be at least as wide as the widest ramp run leading to the landing. §11B- 405.7.2
2. T-Shaped turning spaces shall be a T-shaped space within a 60 inch square minimum with arms and base 36 inches wide minimum. Each arm of the T shall be clear of obstructions 129. Top landings shall be 60 inches wide minimum. §11B-405.7.2.1
inches minimum in each direction and the base shall be clear of obstructions 24 inches minimum. §11B-304.3.2, Figure 11B-304.3.2
10. The landing clear length shall be 60 inches long minimum. §11B-405.7.3
KNEE AND TOE CLEARANCE
11. Bottom landings shall extend 72 inches minimum in the direction of ramp run. §11B-405.7.3.1
1. For lavatories and built-in dining and work surfaces required to be accessible, toe clearance shall be provided that is 30 inches in width and 9 inches in height above the finish floor or ground
12. Ramps that change direction between runs at landings shall have a clear landing 60 inches minimum by 72 inches minimum in the direction of downward travel from the upper ramp run.
for a depth of 19 inches minimum. §11B-306.2.1
§11B-405.7.4
2. Toe clearance shall extend 19 inches maximum under lavatories for toilet and bathing facilities and 25 inches maximum under other elements. §11B-306.2.2
13. Where doorways are located adjacent to a ramp landing, maneuvering clearances required by 11B-404.2.4 and 11B-404.3.2 shall be permitted to overlap the required landing area. Doors,
3. At lavatories in toilet and bathing facilities, knee clearance shall be provided that is 30 inches in width for a depth of 11 inches at 9 inches above the finish floor or ground and for a depthwhen
of 8 fully open, shall not reduce the required ramp landing width by more than 3 inches. Doors, in any position, shall not reduce the minimum dimension of the ramp landing to less than 42
inches at 27 inches above the finish floor or ground increasing to 29 inches high minimum above the finish floor or ground at the front edge of a counter with a built-in lavatory or at the front
inches. §11B-405.7.5
14. Ramp runs shall have compliant handrails per 11B-505 Handrails. §11B-405.8
edge of a wall-mounted lavatory fixture. §11B- 306.3.3, Figure 11B-306.3(c)
4. At dining and work surfaces required to be accessible, knee clearance shall be provided that is 30 inches in width at 27 inches above the finish floor or ground for a depth of at least 19 15. Edge protection complying with 11B-405.9.2 Curb or Barrier shall be provided on each side of ramp runs
and at each side of ramp landings. §11B-405.9 (See exceptions)
inches. §11B-306.3
DOORS, DOORWAYS, AND GATES
16. A curb, 2 inches high minimum, or barrier shall be provided that prevents the passage of a 4 inch diameter sphere, where any portion of the sphere is within 4 inches of the finish floor or
ground surface. To prevent wheel entrapment, the curb or barrier shall provide a continuous and uninterrupted barrier along the length of the ramp. §11B-405.9.2
1. Doors, doorways, and gates providing user passage shall be provided in accordance with 11B-206.5 Doors, Doorways, and Gates. §11B-206.5
2. Doors, doorways and gates that are part of an accessible route shall comply with 11B-404 Doors, Doorways, and Gates. §11B-404.1
17. Landings subject to wet conditions shall be designed to prevent the accumulation of water. §11B-405.10
3. Door openings shall provide a clear width of 32 inches minimum. Clear openings of doorways with swinging doors shall be measured between the face of the door and the stop, with theCURB
door RAMPS, BLENDED TRANSITIONS AND ISLANDS
open 90 degrees. Openings more than 24 inches deep shall provide a clear opening of 36 inches minimum. There shall be no projections into the required clear opening width lower than 1.
34Perpendicular ramp runs shall have a running slope not steeper than 1:12 (8.33%). §11B-406.2.1
inches above the finish floor or ground. Projections into the clear opening width between 34 inches and 80 inches above the finish floor or ground shall not exceed 4 inches. §11B-404.2.32. For perpendicular ramps, where provided, curb ramp flares shall not be steeper than 1:10. §11B-406.2, Figure 11B-406.2.2
4. Swinging doors and gates shall have maneuvering clearances complying with Table 11B-404.2.4.1. §11B- 404.2.4.1
3. The running slope of the curb ramp segments shall be in-line with the direction of sidewalk travel. Ramp runs shall have a running slope not steeper than 1:12 (8.33%). §11B-406.3.1, Figure
5. Doorways less than 36 inches wide without doors or gates, sliding doors, or folding doors shall have maneuvering clearances complying with Table 11B-404.2.4.2. §11B-404.2.4.2
11B-406.3.2
4. A turning space 48 inches minimum by 48 inches minimum shall be provided at the bottom of the curb ramp. The slope of the turning space in all directions shall be 1:48 maximum (2.083%).
6. Maneuvering clearances for forward approach shall be provided when any obstruction within 18 inches of the latch side an interior doorway, or within 24 inches of the latch side of an exterior
doorway, projects more than 8 inches beyond the face of the door, measured perpendicular to the face of the door or gate. §11B- 404.2.4.3
§11B-406.3.2
5. Blended transition ramps hall have a running slope not steeper than 1:20 (5%). §11B-406.4.1
7. Thresholds, if provided at doorways, shall be 1⁄2 inch high maximum. Raised thresholds and changes in level at doorways shall comply with 11B-302 Floor or Ground Surfaces and 11B-303
Changes in Level. §11B- 404.2.5
6. Curb ramps and the flared sides of curb ramps shall be located so that they do not project into vehicular traffic lanes, parking spaces, or parking access aisles. Curb ramps at marked
crossings shall be wholly contained within the markings, excluding any flared sides. §11B-406.5.1
8. Handles, pulls, latches, locks, and other operable parts on doors and gates shall comply with 11B-309.4 Operation. Operable parts of such hardware shall be 34 inches minimum and 44
inches maximum above the finish floor or ground. Where sliding doors are in the fully open position, operating hardware shall be exposed and usable from both sides. §11B-404.2.7
7. The clear width of curb ramp runs (excluding any flared sides), blended transitions, and turning spaces shall be 48 inches minimum. §11B-406.5.2
8. Landings shall be provided at the tops of curb ramps and blended transitions (parallel curb ramps shall not be required to comply). The landing clear length shall be 48 inches minimum. The
9. The force for pushing or pulling open a door or gate other than fire doors shall be as follows: §11B-404.2.9
landing clear width shall be at least as wide as the curb ramp, excluding any flared sides, or the blended transition leading to the landing. The slope of the landing in all directions shall be 1:48
a. Interior hinged doors and gates: 5 pounds maximum.
b. Sliding or folding doors: 5 pounds maximum.
(2.083%) maximum. §11B-406.5.3
9. Grade breaks at the top and bottom of curb ramp runs shall be perpendicular to the direction of the ramp run. Grade breaks shall not be permitted on the surface of ramp runs and turning
c. Required fire doors: the minimum opening force allowable by the appropriate administrative authority, not to exceed 15 pounds.
d. Exterior hinged doors: 5 pounds maximum.
spaces. Surface slopes that meet at grade breaks shall be flush. §11B-406.5.6
10. Swinging door and gate surfaces within 10 inches of the finish floor or ground measured vertically shall have a smooth surface on the push side extending the full width of the door or gate.
10. The cross slope of curb ramps and blended transitions shall be 1:48 (2.083%) maximum. §11B-406.5.7
Parts creating horizontal or vertical joints in these surfaces shall be within 1/16 inch of the same plane as the other and be free of sharp or abrasive edges. Cavities created by added kick11.
plates
Counter slopes of adjoining gutters and road surfaces immediately adjacent to and within 24 inches of the curb ramp shall not be steeper than 1:20 (5%). The adjacent surfaces at
shall be capped. §11B-404.2.10
transitions at curb ramps to walks, gutters, and streets shall be at the same level. §11B-406.5.8
RAMPS
12. The bottom of diagonal curb ramps shall have a clear space 48 inches minimum outside active traffic lanes of the roadway. Diagonal curb ramps provided at marked crossings shall provide
1. Ramp runs shall have a running slope not steeper than 1:12 (8.33%). §11B-405.2
the 48 inches minimum clear space within the markings. §11B-406.5.9
2. Cross slope of ramp runs shall not be steeper than 1:48 (2.083%). §11B-405.3
13. Curb ramps and blended transitions shall have detectable warnings complying with 11B-705 Detectable Warnings. §11B-406.5.12
3. Floor or ground surfaces of ramp runs shall comply with 11B-302 Floor or Ground Surfaces. Changes in level other than the running slope and cross slope are not permitted on ramp runs.
14. Raised islands in crossings shall be cut through level with the street or have curb ramps at both sides. The clear width of the accessible route at islands shall be 60 inches wide minimum.
§11B-405.4
Where curb ramps are provided, they shall comply with 11B-406 Curb Ramps, Blended Transitions and Islands. Landings complying with 11B-406.5.3 Landings and the accessible route shall
4. The clear width of a ramp run shall be 48 inches minimum. §11B-405.5
be permitted to overlap. Islands shall have detectable warnings complying with 11B-705 Detectable Warnings and Detectable Directional Texture. §11B-406.6, Figure 11B-406.6
5. The rise for any ramp run shall be 30 inches maximum. §11B-405.6
GENERAL SITE AND BUILDING ELEMENTS
6. Ramps shall have landings at the top and the bottom of each ramp run. §11B-405.7
1. Where parking spaces are provided, accessible parking spaces shall be provided in number and kind required per Section 11B-208 Parking Spaces. §11B-208.1
2. Where passenger loading zones, drop-off zones, and/or bus stops are provided, accessible passenger loading zones, drop-off zones, and/or bus stops are required.
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9'-0"

25

20

35'-0"

C
L

15

10

58-61

C
L

C
L

1010.1.9.4 BOLT LOCKS. MANUALLY
OPERATED FLUSH BOLTS OR SURFACE
BOLTS ARE NOT PERMITTED.

9
23'-0"

16.5

67

34

30'-0"

0.65 min

1

2.3-2.4

5

30'-0"

58-61

65

60

56

210

235

205

230

200

225

194

220

216

11860
Restaurant
5,000 S.F

190

REVISIONS

193

NO.

DATE

Property Line

Public Side Walk

a)
CBC 11 B-404.2.9: Maximum effort to operate doors_including sliding doors:
"Maximum effort to operate doors shall not exceed 5 pounds. When fire doors are
required, the maximum effort to operate the door may be increased to the minimum
allowable by the appropriate administrative authority, not to exceed 15 pounds. (CBC 11
B-404.2.9)
b) CBC 11 B-404.2.5: Thresholds, if provided at doorways, shall be ½ inch high
maximum. Raised thresholds and changes in level at doorways shall comply with
Sections 11 B-302 and 11 B-303.

EMAIL: YAOLONG0221@YAHOO.COM

RETAIL

11725 6B

PHONE: (626) 226-3939

Restaurant

11725 5B

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

11725-A

ARCHITECTURAL DESIGN FIRM

11723 B

11820
AUTO
REPAIR
1,500 S.F

11848 3B 11848 4B 11848 6B
AUTO
AUTO
AUTO
REPAIR REPAIR
REPAIR
1,500 S.F 1,500 S.F 1,500 S.F

(E) SITE PLAN

e
Lin

11723

11848
AUTO
REPAIR
1,500 S.F

THE "W" RESTAURANT

5,000 S.F

ty

(a)
elevation
(enlarged)

40'-1"

55

TOP-ARC GROUP

RETAIL

50

45

78'-0"

5.1mm

39

PROJECT TITLE / ADDRESS

11721

er
op
Pr

0.2

Property Line

VALLEY BLVD

Adjacent Building
(Not In Contract)

9'-0"

top diameter of
0.45-0.47
11.4mm-11.9 mm
base diameter of
0.9-1.4 (22.9-23.4mm)

5'-0"

1

TRUNCATED DOMES DETAIL

-

MOUNTAIN VIEW RD

N

(E) SITE PLAN
N.T.S

CURB CUT RAMP

6 CURB CUT RAMP

7

CURB CUT RAMP

8

ADD "10% MAX." SLOPE MARKINGS
ON BOTH SIDES

IDENTIFICATION SIGN
PER 11B-502.6

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

S

IDENTIFICATION SIGN
PER 11B-502.6

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

license plates issued for persons with disabilities will be
11B-502.8.2 Lettering. The additional sign shall clearly
towed away at the owner's expense. Towed vehicles may
state in letters with a minimum height of I inch (25 mm)
be reclaimed at: __________or by telephoning________."
the following:
Blank spaces shall be filled in with appropriate infor"Unauthorized" vehicles parked in designated accessible
mation as a permanent part of the sign.
spaces not displaying distinguishing placards or special

IA

5

REGISTE
RE

RAMP GROOVE

WHEEL STOP
DETECTABLE
WARNING

WHEEL STOP

DATE:
HATCHED LINES
AT 36-INCHES
O.C. MAX.
4" STRIPES

4" STRIPES

9'-0"

8'-0"

9'-0"

S.C.

AS NOTED

SHEET NO.

WHITE LETTERING, 12
INCHES MIN. HEIGHT
BLUE BORDER

MIN. AT VAN ACCESSIBLE PARKING SPACE
PARKING STALL
SHALL COMPLY
WITH 11B-502 CBC.

DRAWN BY:

SCALE:

NO
PARKING
INTERNATIONAL
SYMBOL OF
ACCESSIBILITY
36-INCHES BY
36-INCHES MIN.

19'-0"

4

N

METAL THRESHOLD

T-1

CUSTOM-MADE
"EAGLE"

SERVICE AREA
KITCHEN/PREP AREA
RESTROOM
STORAGE
VIP ROOM

ALUM/TEMP.
GLASS

REMARKS

SYMOBLE

GLASS

32" CLR. DR.,SELF-CLOSING.

EX

32" CLR. DR., SELF-CLOSING.

NEW

32" CLR. EA. DR.,W/P PANIC
HWDR.(PUSH TYPE)SELF-CLOSING.

EX

B 36"X96"

WOOD, PAINT

HM/KD

C 36"X80"

METAL
FIRE-RATED 20
MIN.

STEEL

D 36"X96"

WOOD, PAINT

HM/KD

32" CLR. DR., SELF-CLOSING.

NEW

E 36"X96"

WOOD, PAINT

HM/KD

32" CLR. DR., SELF-CLOSING.

NEW

DOOR W/ TEMP. GLASS

WINDOWS SCHEDULE
F 84"WX60"H

TEMP. GLASS

HM/KD

FIXED WINDOW

NEW

G 72"WX48"H

TEMP. GLASS

HM/KD

FIXED WINDOW

NEW

H 96"WX60"H

TEMP. GLASS

HM/KD

FIXED WINDOW

NEW

I 72"WX60"H

TEMP. GLASS

HM/KD

FIXED WINDOW

NEW

J 195"WX60"H

TEMP. GLASS

HM/KD

FIXED WINDOW

NEW

MATERIALS NOTES:

8

∅
DOOR PANIC HARDWARE NOTE: 2 PIECE VERTICAL RODS RON DUPRIN,
JACKSON OR EQUAL, PUSH BAR MUST BE OFFSET FROM DRS EDGE.

∅

10" MIN. BOTTOM RAIL OR PROVIDE KICK PLATE RUBBER BUMPER ON CHAIR
TILES 1/4" MAX. BELOW THRESHOLD

ALL FINISHES SHALL COMPLY WITH TABLE 803.5, CBC.
TO SUBMIT SHOP DRAWINGS AND FOAM PANEL SPECS OF WALK IN COOLER AND FREEZER TO BUILDING
DEPARTMENT FOR APPROVAL PRIOR TO INSTALLATION.

2

QUARRY TILE DETAIL

4 GROOVED BORDER DETAIL

For SI: 1 inch = 25.4 mm, 1 square foot = 0.0929m2.
NP = Not permitted [SFM]
a. Class C interior finish materials shall be permitted for wainscotting or paneling of not more than 1,000 square feet of applied surface area in the grade lobby where applied directly to a noncombustible base or over
furring strips applied to a noncombustible base and flreblocked as required by Section 803.11.1.
b. In exit enclosures of buildings less than three stories above grade plane of other than Group 1-3, Class B interior finish for nonsprinklered buildings and Class C interior finish for sprinklered buildings shall be
permitted.
c. Requirements for rooms and enclosed spaces shall be based upon spaces enclosed by partitions. Where a fire-resistance rating is required for structural elements, the enclosing partitions shall extend from the floor
to the ceiling. Partitions that do not comply with this shall be considered enclosing spaces and the rooms or spaces on both sides shall be considered one. In determining the applicable requirements for rooms and
enclosed spaces, the specific occupancy thereof shall be the governing factor regardless of the group classification of the building or structure.
d. Lobby areas in Group A-l, A-2 and A-3 occupancies shall not be less than Class B materials.
e. Class C interior finish materials shall be permitted in places of assembly with an occupant load of 300 persons or less.
f. For places of religious worship, wood used for ornamental purposes, trusses, paneling or chancel furnishing shall be permitted.
g. Class B material is required where the building exceeds two stories.
h. Class C interior finish materials shall be permitted in administrative spaces. i. Class C interior finish materials shall be permitted in rooms with a capacity of four persons or less.
j. Class B materials shall be permitted as wainscotting extending not more than 48 inches above the finished floor in corridors. k. Finish materials as provided for in other sections of this code.
1. Applies when the exit enclosures, exit passageways, corridors or rooms and enclosed spaces are protected by an automatic sprinkler system installed in accordance with Section 903.3.1.1 or 903.3.1.2.

RAMP

1'-0"

5

1010.1.3 DOOR OPENING FORCE. THE FORCE FOR PUSHING OR PULLING OPEN INTERIOR
SWINGING EGRESS DOORS, OTHER THAN FIRE DOORS, SHALL NOT EXCEED 5 POUNDS (22 N).
THESE FORCES DO NOT APPLY TO THE FORCE REQUIRED TO RETRACT LATCH BOLTS OR
DIS-ENGAGE OTHER DEVICES THAT HOLD THE DOOR IN A CLOSED POSI-TION. FOR OTHER
SWINGING DOORS, AS WELL AS SLIDING AND FOLDING DOORS, THE DOOR LATCH SHALL
RELEASE WHEN SUBJECTED TO A 15-POUND (67 N) FORCE. THE DOOR SHALL BE SET IN
MOTION WHEN SUBJECTED TO A 30-POUND (133 N) FORCE. THE DOOR SHALL SWING TO A
FULL-OPEN POSITION WHEN SUBJECTED TO A 15-POUND (67 N) FORCE.

DRAWING TITLE

THE EGRESS SIDE ON OR ADJACENT TO THE DOOR STATING: THIS DOOR TO
REMAIN UNLOCKED WHEN THIS SPACE IS OCCUPIED. THE SIGN SHALL BE IN
LETTERS 1 INCH (25 MM) HIGH ON A CONTRASTING BACK-GROUND.
1010.1.7 THRESHOLDS. THRESHOLDS AT DOORWAYS SHALL NOT EXCEED 3/4
INCH (19.1 MM) IN HEIGHT ABOVE THE FINISHED FLOOR OR LANDING FOR
SLIDING DOORS SERVING DWELLING UNITS OR 1/2 INCH (12.7 MM) ABOVE
THE FINISHED FLOOR OR LANDING FOR OTHER DOORS. RAISED
THRESHOLDS AND FLOOR LEVEL CHANGES GREATER THAN 1/4 INCH (6.4
MM) AT DOORWAYS SHALL BE BEVELED WITH A SLOPE NOT GREATER THAN
ONE UNIT VERTICAL IN TWO UNITS HORIZONTAL (50-PERCENT SLOPE).

1/4"
1/4"

ALL FINISHES SHALL COMPLY WITH TABLE 803.9, CBC.

. INTERIOR WALL AND CEILING FINISHES SHALL BE CLASSIFIED
IN ACCORDANCE WITH BUILDING CODE 803 AND TABLE 803.9

REVISIONS
NO.

DATE

CLASS A: FLAME SPREAD 0-25; SMOKE-DEVELOPED INDEX 0-450.
CLASS B: FLAME SPREAD 26-75; SMOKE-DEVELOPED INDEX 0-450.
CLASS C: FLAME SPREAD 76-200; SMOKE-DEVELOPED INDEX 0-450.

-

24" MIN.

48" MIN.

18" MIN.

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

3'-7"

6

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

S

60" MIN.

FRONT APPROACH

IA

FLAME SPREAD CLASSIFICATION

34"TO 44"

ALL EQUIPMENT, INCLUDING SHELVING, MUST BE SUPPORTED BY SIX(6) INCH
HIGH, EASILY CLEANABLE LEGS, COMMERCIAL CASTORS, OR COMPLETELY SEALED
IN POSITION ON A FOUR(4) INCH HIGH CONTINUOUSLY COVED BASE OR CONCRETE CURB TO FACILITATE
EASE OF CLEANING.

1010.1.9.4 BOLT LOCKS. MANUALLY OPERATED FLUSH BOLTS OR
SURFACE BOLTS ARE NOT PERMITTED.

1010.1.9.1 HARDWARE. DOOR HANDLES, PULLS, LATCHES, LOCKS AND OTHER
OPERATING DEVICES ON DOORS REQUIRED TO BE ACCES-SIBLE BY CHAPTER
11A OR 11B SHALL NOT REQUIRE TIGHT GRASP-ING, TIGHT PINCHING OR
TWISTING OF THE WRIST TO OPERATE.
THESE DESIGN REQUIREMENTS FOR DOOR HANDLES, PULLS, LATCHES, LOCKS
AND OTHER OPERATING DEVICES, INTENDED FOR USE ON REQUIRED MEANS
OF EGRESS DOORS IN OTHER THAN GROUP R AND M OCCUPANCIES WITH
AN OCCUPANT LOAD OF 10 OR LESS, SHALL COMPLY WITH SFM STANDARD
12-10-2, SECTION 12-10-202 CONTAINED IN THE CCR, TITLE 24, PART 12,
CALIFORNIA REFERENCED STANDARDS CODE.
1010.1.9.2 HARDWARE HEIGHT. DOOR HANDLES, PULLS, LATCHES, LOCKS
AND OTHER OPERATING DEVICES SHALL BE INSTALLED 34 INCHES (864 MM)
MINIMUM AND 48 INCHES (1219 MM) MAXIMUM ABOVE THE FINISHED
FLOOR. LOCKS USED ONLY FOR SECURITY PURPOSES AND NOT USED FOR
NORMAL OPERATION ARE PERMITTED AT ANY HEIGHT.

(E) FLOOR PLAN

∅

REGISTE
RE

"AVANTCO" 178APT48HC

THE "W" RESTAURANT

FINISH SCHEDULE NOTES:

PROJECT TITLE / ADDRESS

"EAGLE"

EMAIL: YAOLONG0221@YAHOO.COM

A 36"X80"

FRAME

PHONE: (626) 226-3939

CUSTOM-MADE

DESCRIPTION

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

DR. TYPE/SIZE

NEW EX. NO

ARCHITECTURAL DESIGN FIRM

ALL EQUIPMENT SHALL BE NSF APPROVED, REFRIGERATOR SHALL BE MEET NEW NSF STANDARD 7)

S.S. DRY STORAGE SHELVING 96 LIN FT MIN. MIN 5 TIERS

7

3 DOORS SCHEDULE

TOP-ARC GROUP

1

N

EQUIPMENT SCHEDULE

DATE:

DRAWN BY:

12"

SCALE:

S.C.

AS NOTED

SHEET NO.

A-0

1

5'-2"

8'-6"

7'-11"

4'-0"

12'-3"

EXISTING MEDICAL OFFICE
11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

10'-9"

4'-0"

26'-7"

demo
ex sub
panel
"b"

PROJECT TITLE / ADDRESS

10'-11"

ex panel "a" ex sub panel "c"

THE "W" RESTAURANT

7'-11"

4'-0"

DEMO WALL

PHONE: (626) 226-3939

10'-6"

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

4'-0"

12'-3"

ARCHITECTURAL DESIGN FIRM

20'-8"

TOP-ARC GROUP

25'-2"

ALL ARE EXISTING WALL, NO CHANGE.

EMAIL: YAOLONG0221@YAHOO.COM

58'-11"

8'-0"

(E) FLOOR PLAN

68'-11"

15'-0"

12'-10"
12'-3"

REVISIONS
NO.

DATE

8'-7"

-

REGISTE
RE

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

15'-4"

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

IA

S

8'-6"

68'-7"

DRAWING TITLE

N

LEGEND:

DATE:

3'-7"

3'-7"

21'-9"

20'-0"
58'-11"

(E) FLOOR PLAN
1/4" = 1'-0"

8'-4"

DRAWN BY:

SCALE:

S.C.

AS NOTED

N
SHEET NO.

A-1

1

ELE.ROOM

FLOOR SINK

ex panel "a" ex sub panel "c"

EX

SEE "A-0" EQUIPMENT
SCHEDULE

PROVIDE ILLUMINATED "EXIT"
SIGN BACK-UP POWER 90 MIN.

EX

4'-5"

FLOOR DRAIN

2

16'-2"

WAITING AREA
239 SQ. FT.

Ø5'-0"

2'-6"
NEW

3'-2"

23'-6"

NEW

5'-0"

18 x 48

5'-0"

7'-0"

2'-10"

3

NEW
NEW

NEW

NEW

VIP ROOM #1
223 sq. ft.

NEW

VIP ROOM #3
223 sq. ft.

VIP ROOM #2
223 sq. ft.

2'-10"

NEW

7'-0"

7'-0"

12'-5"

NEW

DRAWING TITLE

(N) FLOOR PLAN

18 x 48

NEW

68'-6"

18 x 48

Ø5'-0"

2'-11"

STORAGE ROOM
146 SQ. FT.

6"

2

12'-8"

NEW

18 x 48

9'-10"

NEW

NEW MEN
RESTROOM
AREA:128 S.F

PROJECT TITLE / ADDRESS

18 x 48

NEW WOMEN
RESTROOM
AREA:128S.F

2'-10"

18 x 48

9'-8"

26'-7"

12'-0"

13'-10"

EX FIXED
WINDOW

7'-0"

9'-8"

EX

BAR AREA
168 SQ. FT.

Ø5'-0"

Ø5'-0"

16'-1"

NEW

DINNING AREA
654sq. ft.

NEW

VIP ROOM # 4
223 sq. ft.

REVISIONS

EX FIXED
WINDOW

20GA. 3-5/8"x1-3/8" METAL STUDS
@16"O.C.(TYP) (ICC-ESR3064P)

4
4'-0"

8'-0"

6'-0"

NEW

NEW

8'-2"

-

EX

16'-3"

NEW

4'-0"

NO.

DATE

12'-3"

4'-4"

4

18 x 48

4"

3'-10"

INTERIOR CEILING HEIGHT
NON LOAD BEARING WALL DETAIL

18 x 48

7'-0"

CAPABLE OF WITHSTANDING MINIMUM LATERAL FORCE OF 5 PSF PER
SECTION 1607.13, CBC. SEE CHECK-SET OF PLANS.

EX

EX

12'-6"

68'-5"

4'-4"

■TOILET ROOM SHALL BE PROVIDED OPENABLE A ■ NOTE: THE REST ROOM FLOORS SHALL HAVE A SMOOTH, HARD
VERTICAL DUCT NOT LESS THAN 100 SQUA E
NONABSORBENT SURFACE WHICH EXTENDS UPWARD ONTO THE
INCHES IN AREA FOR THE FIRST WATER CLOSET WALLS AT LEAST 6" [CBC 1210.] TOILET ROOMS MUST BE VENTED TO
PLUS 50 SQUARE INCHES ADDITIONAL WATER
THE OUTSIDE AIR BY MEANS OF AN OPEN ABLE, SCREENED WINDOW
CLOSET . PROVIDING A COMPLETE CHANGE OF AIR(NOT LESS THAN 16 MESH SCREENING), AN AIR SHAFT, OR A
EVERY 15 MINUTES.
LIGHT-SWITCH-ACTIVATED EXHAUST FAN.

3

EX FIXED
WINDOW

KITCHEN /PREP AREA
686 sq. ft.
18 x 48

INTERIOR CEILING HEIGHT
NON LOAD BEARING WALL DETAIL

PROVIDE AT LEAST 36"
LONG COUNTER AT CASH
REGISTER THAT BETWEEN
28" TO 34" ABOVE
FINISHED FLOOR PER

7'-0"

SECTION OF COUNTER

34" COUNTER HEIGHT

REGISTE
RE

7'-0"

15'-0"

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

EXISTING
CONC. SLAB

15'-0"

NEW

BASE WHERE
OCCURS

NO. 89369
Exp.12/31/22

CASHIER/BAR /WAITING

407 sq. ft.

O.L= 407/100= 4

O.L=407/100= 4

KITCHEN /PREP AREA

686 sq. ft.

O.L= 686/200= 4

O.L= 686/200=4

STORAGE ROOM

146 sq. ft.

O.L = 146/300 =1

O.L=146/300= 1

RESTROOM AREA

256 sq. ft.

HALL WAY

329sq. ft.
TOTAL

4123 sq. ft. 94

PLUMBING OCCUPANCY LOAD
O.L= 6 SET X 7 CHAIR
=42 PERSON
O.L=654/30=22

IA

DATE:

29'-3"

28'-9"

DRAWN BY:

S.C.

WINDOW AND DOOR REFERENCE PICTURE
SCALE:

AS NOTED

58'-7"

(N) FLOOR PLAN
1/4" = 1'-0"

73

3'-10"

VIP ROOM #6
435 sq. ft.

VIP ROOM #5
458 sq. ft.

4"

4"

DINING AREA

OCCUPANCY LOAD
O.L= 6 SET X 7 CHAIR
1785 sq. ft. =42 PERSON
654sq. ft.
O.L= 654/15= 43

N

FOOD PREP AREA : 686 S.F +146 S.F= 832 S.F > 825 S.F

VIP ROOM AREA

S

4"

DINNING AREA+VIP ROOM : 2439 S.F > 2062 S.F
AREA

TA
L
TE C I V I OR
OF CAL I F

5

OCCUPANCY LOAD CACULATION

SECTION

EMAIL: YAOLONG0221@YAHOO.COM

ALCOHOLIC
STORAGE ROOM
20 SQ. FT.

H.C SIGN

12'-0"

DOOR MUST BE OPENABLE FROM
EGRESS SIDE WITHOUT THE USE OF
A KEY, SPECIAL KNOWLEDGE, OR
EFFORT." (2019 CBC 1010.1.9)

PHONE: (626) 226-3939

5'-2"

PANEL"A"

EXIT SIGN PROVIDE ILLUMINATED "EXIT" SIGN
BACK-UP POWER 90 MIN.

EXIT

14'-11"

TACTILE EXIT SIGN

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

4

ARCHITECTURAL DESIGN FIRM

3

LOWER 10" OF THE DOOR
SHALL BE
SMOOTH PLANE SURFACE
■SIGN ABOVE THE DOOR:"EXIT

58'-11"

THE "W" RESTAURANT

DEMO
NEW INTERIOR NON BEARING WALL,
20GA. 3-5/8"x1-1/4" METAL STUDS
@16"O.C.(TYP) (ICC# ER 3064P)

■LIMIT THRESHOLD = 1/2" MAX.

CLASS K PORTABLE FIRE
EXTINGUISHER REQUIRED
WITHIN 30 FEET OF THE
COOKING EQUIPMENT

ALL ARE EXISTING WALL, NO CHANGE.

TOP-ARC GROUP

LEGEND:

N

SHEET NO.

A-2

ELE.ROOM

12'-0"

16'-2"

4'-5"

ex panel "a" ex sub panel "c"

KITCHEN /PREP AREA
686 sq. ft.
18 x 48

18 x 48

18 x 48

WAITING AREA
239 SQ. FT.

26'-7"
7'-0"

18 x 48

NEW MEN
RESTROOM
AREA:128 S.F

18 x 48

18 x 48

DRAWING TITLE

VIP ROOM #3
223 sq. ft.

VIP ROOM #2
223 sq. ft.

REVISIONS

7'-0"

12'-3"

12'-6"

DINNING AREA
654sq. ft.

VIP ROOM # 4
223 sq. ft.

6'-0"

NO.

DATE

-

16'-3"

REGISTE
RE

15'-0"

7'-0"

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

15'-0"

3'-10"

8'-0"

68'-6"

12'-8"

2'-10"

7'-0"

7'-0"

7'-0"

12'-5"

VIP ROOM #1
223 sq. ft.

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

VIP ROOM #6
435 sq. ft.

VIP ROOM #5
458 sq. ft.

3'-10"

S

IA

N

68'-5"

7'-0"

(N) FLOOR PLAN

2'-10"

18 x 48

2'-10"

ALCOHOLIC STORAGE ROOM
146 SQ. FT.

18 x 48

9'-10"

18 x 48

NEW WOMEN
RESTROOM
AREA:128S.F

PROJECT TITLE / ADDRESS

BAR AREA
168 SQ. FT.

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

PANEL"A"

PHONE: (626) 226-3939

ARCHITECTURAL DESIGN FIRM

NOTE : ON -SITE SECURITY WILL BE PROVIDED

5'-2"

THE "W" RESTAURANT

14'-11"

TOP-ARC GROUP

58'-11"

SECURITY CAMERAS

EMAIL: YAOLONG0221@YAHOO.COM

LEGEND:

DATE:

29'-3"

28'-9"

DRAWN BY:

SCALE:

S.C.

AS NOTED

58'-7"

(N) SECURITY PLAN
1/4" = 1'-0"

N

SHEET NO.

A-2.1

AFF +9'-0"
EX CEILING
HEIGHT
WASHABLE
T-BAR
CEILING

EXHAUST FAN MIN 75 CFM

AFF +9'-0"
EX CEILING
HEIGHT
WASHABLE
T-BAR
CEILING

12 GA. HANGER WIRE MIN. 3 TIGHT TURNS AT TOP
AND BOTTOM OF WIRE.
MAIN OR CROSS RUNNERS
OR NOTE (1)
HORIZ. SPACER BAR W/ HORIZ. 6d
RING SHANK NAIL (SEE NOTE 2)
ALTERNATE LOCATION WITHOUT
NAIL NOTCHING PERMITTED ONLY
@ RUNNER.

AFF +10'-0"
New dry wall ceiling

(NO RIVET)

PERIMETER MEMBER @ STARTER & OPP. WALLS

2"

MTL. ATTACHMENT - 1 1/2" MIN. EMBEDMENT.
OPPOSITE WALLS

AFF +9'-0"
EX CEILING
HEIGHT
WASHABLE
T-BAR
CEILING

7'-0"

POP RIVET @ ALL MEMBERS
ONE WALL

9'-10"

ACOUSTICAL PANEL

AFF +10'-0"
New dry wall ceiling

AFF +9'-0"
New dry
wall ceiling

2'-10"

1 1/2"

2" (MAX.) FROM BRACING
WIRES TO CROSS RUNNERS

AFF +11'-6"
New dry wall ceiling

AFF +10'-0"
New dry
wall ceiling

12 GA. HANGER WIRE

2'-10"

MIN. 3 TIGHT TURNS
MAIN RUNNER

7'-0"

CROSS RUNNER

NOTES
(1) 1/4 THE LENGTH
OF THE END RUNNER
WHICHEVER IS LEAST.
(2) NAILS @ ENDS OF
HORIZ. STRUTS ARE
TO BE PLACED W/ NAIL
HEAD TOWARDL C OF
SPAN OF STRUT.

AFF +9'-6"
New dry wall ceiling

ACOUSTICAL PANEL

DRAWING TITLE

AFF +10'-0"
New dry
wall ceiling

AFF +9'-6"
New dry wall ceiling

7'-0"
7'-0"

7'-0"

AFF +10'-0"
New dry wall ceiling

AFF +10'-0"
New dry wall ceiling

1. THE SUSPENDED LAY-IN CEILING SHALL COMPLY WITH THE
201
9 CBC.
ICC-ES EVALUATION REPORT # ESR-1308

AFF +10'-0"
New dry wall ceiling

2'-10"

AFF +10'-0"
New dry wall ceiling

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

CROSS RUNNER

(N) CEILING PLAN

MAIN 'T'

ADJACENT WALLS

AFF +12'-0"
New dry wall ceiling

THE "W" RESTAURANT

12 GA. SPLAY WIRE @12'-0" O.C. EA. WAY
W/ MIN. 4 TIGHT TURNS IN 1 1/2" BOTH
ENDS OF WIRE. INSTALL IN 4 DIRECTIONS @
90° ANGLE TO EACH, TYPICAL.
45° ANGLE MAX., TYPICAL.

OR NOTE (1)

AFF +9'-0"
EX dry wall
ceiling

AFF +9'-0"
EX dry wall ceiling

PHONE: (626) 226-3939

INSTALL COMPRESSION STRUT @ 12'-0"
EA. DIRECTION OR EVERY 144 S.F. OF
CEILING AREA PER CBC STDS 25-2
WITHIN 6'-0" FROM
LOCATE @ SPLAY WIRE LOCATION
WALLS

2. WIRES TO PENDANT MOUNTED FIXTURES
SHALL BE 9 GUAGE AND FIXTURES
SHALL BE INDEPENDENTLY
SUPPORTED BY BUILDING
STRUCTURE.

ARCHITECTURAL DESIGN FIRM

PANEL"A"

<200

EMAIL: YAOLONG0221@YAHOO.COM

LEGEND:
TOP-ARC GROUP

1. ALL 2'X4' LIGHT FIXTURE & 2'X2' HVAC AIR
REGISTERS SHALL BE SUPPORTED BY 12 GA.
HANGER WIRES WITHIN 3" OF EACH CORNER
AND TWO (2) HANGER WIRES (SLACK)
AT DIAGONAL CORNERS. CEILING SYSTEM
SHALL NOT SUPPORT OTHER ITEMS.

TYPICAL: 12 GA. VERTICAL HANGER WIRE
@ 4'-0" EA. WAY W/ MIN. 3 TIGHT TURNS
IN 1 1/2" BOTH ENDS OF WIRE
OPENING MATERIAL OR CHECK L/R

PROJECT TITLE / ADDRESS

NOTES

AFF +10'-0"
New dry
wall ceiling

AFF +9'-6"
New dry wall ceiling

AFF +10'-0"
New dry wall ceiling

7'-0"

AFF +10'-0"
New dry wall ceiling

REVISIONS

8'-0"

6'-0"

16'-3"

NO.

DATE

-

3'-10"

1
SEISMIC DESIGN CATEGORY D DETAIL

LIGHT FIXTURE SCHEDULE

7W

LED STRIP LIGHT

LED STRIP LIGHT, 12V,
2700-3000K WARM WHITE

7W

4" LED RECESS DOWN LIGHT
(WITH SHATTERPROOF LENSE
COVER OVER FOOD PREP AREA)
(G.C. TO PROVIDE DIMMER)

LED STRIP (2700-3000K)

INSTALLED
BY

G.C.

ELECTRICAL
CONTRACTOR

AFF +9'-6"
New dry wall ceiling

AFF +9'-6"
New dry wall ceiling

AFF +10'-0"
New dry wall ceiling

AFF +10'-0"
New dry wall ceiling

AFF +10'-0"
New dry wall ceiling

ELECTRICAL
CONTRACTOR

G.C.

AFF +10'-0"
New dry wall ceiling

FESSION
A
PRO
D E I ZHANG L
L

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

S

IA

PARMIDA LED MR16 BULB, GU5.3
BASE, DIMMABLE, 7W (50W
EQUIVALENT), 2700K (WARM
WHITE), 500LM, SPOT LIGHT BULB,
ENERGY STAR, UL-LISTED, 40°
BEAM ANGLE, SPOTLIGHT

SUPPLIED
BY

REGISTE
RE

PROGRESS LIGHTING
HOUSING: P818-TG
BASE : GU 5.3 , 4" LOW VOLTAGE (MR16)
REMODEL NON-IC RECESS HOUSING
TRIM : P8037-28 , 4" WHITE STEP BAFFLE

REMARKS

7'-0"

WATT/
FIXTURE

C

PROGRESS LIGHTING
P8080-28-30K

BRAND: PROGRESS LIGHTING
ONE LIGHT LED RECESS

9W

4" LED RECESS DOWN LIGHT
(WITH SHATTERPROOF LENSE COVER OVER FOOD G.C.
PREP AREA) (G.C. TO PROVIDE DIMMER)

GINEER
EN

B

SYMBOL

LIGHT BULB/ TYPE
MODEL NO.

3'-10"

A

HOUSING/ FIXTURE
MODEL NO.

N

ITEM
NO.

ELECTRICAL
CONTRACTOR

DATE:

D
E

METALUX
2GPASF-432A

WALL SCONCE LIGHT FIXTURE

F

NORA LIGHTING
NEX-709-LED (GREEN)

G

NORA LIGHTING
NE-805

FLUORESCENT
3F43

(1 ) INCANDESCENT
FILAMENT BULB 40 W

(2) 5W, MR16

(2) 5W, MR16

43 W

2 ' X 4' RECESS MOUNTED
FLUORESCENT LIGHT FIXTURE
W/SHATTERPROOF LENSE COVER

40 W

WALL SCONCE LIGHT FIXTURE WITH 40 W
COMPACT FLUORESCENT LIGHT BULB

10 W
10 W

UNIVERSAL MT. EXIT SIGN W/ EMERGENCY
ADJ. BEVELED DUAL ROUND HEAD (ARROW
INDICATES DIRECTION OF EXIT). (BATTERY
OPERATION DURING THE POWER LOSS)
BEVELED DUAL ROUND HEAD EMERGENCY
LIGHT (BATTERY OPERATION DURING THE
POWER LOSS)

G.C.

OWNER

ELECTRICAL
CONTRACTOR

ELECTRICAL
CONTRACTOR

G.C.

ELECTRICAL
CONTRACTOR

G.C.

ELECTRICAL
CONTRACTOR

REFLECTED CEILING PLAN
DRAWN BY:

S.C.

NOTE
NOTE: THE ILLUMINATED "EXIT" SIGN AT ALL TIMES HAVING A LIGHT INTENSITY OF NOT LESS
THAN ONE FOOTCANDLE AT FLOOR LEVEL WITH BATTERY BACK-UP
FOR EXISTING SYSTEM

SCALE:

AS NOTED

SHEET NO.

A-3

2

2

1

1

2

22'-0"

4'-0"

4'-0"

3'-0"

3'-0"

6'-0"

4'-0"

6'-0"

3'-0"

10'-0"

6'-0"

EMAIL: YAOLONG0221@YAHOO.COM

PHONE: (626) 226-3939

3

4'-0"

1

2

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

1

1

ARCHITECTURAL DESIGN FIRM

3

THE "W" RESTAURANT

2

PROJECT TITLE / ADDRESS

1

8'-0"

4

TOP-ARC GROUP

THE "W" RESTAURANT
11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

6

5

6

5

6

(E) SOUTHEAST ELEVATIONS PLAN

5

5

N

1/4" = 1'-0"

GENERAL NOTES
1.

2.

3.

L.E.D./SIGNAGE UNDER SEPARATE PERMIT AND CONTRACT. COASTAL
EQUIPMENT COMPANY OR OWNER SHALL CONTRACT A SIGN CONTRACTOR.
SIGN CONTRACTOR SHALL PROVIDE AND INSTALL L.E.D. AND SIGNAGE.
SIGN CONTRACTOR SHALL PROVIDE "WHIP", ELECTRICAL CONTRACTOR
SHALL PROVIDE POWER AND FINAL CONNECTION. ELECTRICAL
CONTRACTOR SHALL COORDINATE WITH SIGN CONTRACTOR.

EXTERIOR FINISH NOTES
1.
2.

ELEVATIONS PLAN

5

(E) SOUTHEAST

DRAWING TITLE

HARDIE BOARD PANELS, SIDING, AND TRIM BOARDS SHALL COME
PRE-FINISHED W/ COLOR CLOSE TO FINAL COLOR THEN FIELD PAINTED
ONE COAT FINAL COLOR AS SPECIFIED IN SCHEDULE.
(t) INDICATES TEMPERED GLAZING.

REVISIONS

GENERAL CONTRACTOR SHALL PROVIDE AND INSTALL SOLID IN-WALL
BLOCKING AT ALL SIGNAGE LOCATIONS - COORDINATE WITH SIGNAGE
SHOP DRAWINGS.

NO.

DATE

-

GENERAL CONTRACTOR TO COORDINATE CIVIL TOPOGRAPHY WITH
BUILDING ELEVATIONS TO ADJUST BRICK OR OTHER FINISH MATERIAL TO
COVER BUILDING FOOTING.

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

REGISTE
RE

EXISTING EXTERIOR FINISH SCHEDULE

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

IA

N

S

DATE:

DRAWN BY:

SCALE:

AS NOTED

SHEET NO.

1

EXISTING STUCCO

2

EXISTING STUCCO

3

EX LIGHTS

4

EXISTING WINDOW FRAME

5

CERAMIC POT PLANTER

6

NEW WINDOW

S.C.

A-4

EMAIL: YAOLONG0221@YAHOO.COM

11725 GARVEY AVE, UNIT 5B,
EL MONTE, CA 91732

N.T.S

N.T.S

THE "W" RESTAURANT

(E) SOUTHEAST SITE PHOTO

PHONE: (626) 226-3939

ARCHITECTURAL DESIGN FIRM

TOP-ARC GROUP
N.T.S

(E) SOUTHWEST SITE PHOTO

PROJECT TITLE / ADDRESS

(E) NORTHEAST SITE PHOTO

(E) NORTHWEST SITE PHOTO

(E) INTERIOR PHOTOS

N.T.S

ELEVATIONS PLAN

(E) SOUTHEAST

DRAWING TITLE

REVISIONS

N.T.S

NO.

DATE

FESSION
A
PRO
D E I ZHANG L
L

GINEER
EN

REGISTE
RE

-

NO. 89369
Exp.12/31/22

TA
L
TE C I V I OR
OF CAL I F

IA

N

S

DATE:

DRAWN BY:

SCALE:

(E) INTERIOR PHOTOS
N.T.S

(E) INTERIOR PHOTOS
N.T.S

(E) INTERIOR PHOTOS
N.T.S

S.C.

AS NOTED

SHEET NO.

A-5

Sandra Elias
Subject:

FW: 11725 Garvey Avenue, Suite 5B - calls for service ***POLICE CALL CODES***

From: Nurre, Shannon [mailto:SNurre@elmontepd.org]
Sent: Wednesday, October 27, 2021 2:12 PM
To: Sandra Elias
Subject: RE: 11725 Garvey Avenue, Suite 5B - calls for service

415T=Transient
459R=Burglary Report
917G=Abandoned Stolen Vehicle
HBC=Hailed by Citizen
OSJA=Outside Jurisdiction Assist
925A=Suspicious Occupied Vehicle
929=Person Down
919=Standby keep the peace
242J=Assault just occurred
911H=911 Hang up
978P=Ped Check
TS=Traffic Stop
484R=Theft report
925C=Suspicious Circs
917A=Abandoned Vehicle
XP=Extra Patrol

1

Sandra Elias
Subject:

FW: 11725 Garvey Avenue, Suite 5B - calls for service

From: Nurre, Shannon [mailto:SNurre@elmontepd.org]
Sent: Wednesday, October 27, 2021 10:37 AM
To: Sandra Elias
Subject: RE: 11725 Garvey Avenue, Suite 5B - calls for service

Incident
16‐
016255
16‐
033728
16‐
040647
17‐
019535
17‐
028926
17‐
042397
18‐
008188
18‐
010012
18‐
015150
18‐
015441
18‐
018803
18‐
027130
18‐
038823
19‐
002250
19‐
010692
19‐
010736
19‐
020958
19‐
023047
19‐
030893

Nature

Incident address

Reported

Clearance Code

415T

11725 GARVEY AVE; VALLEY MARKET

13:50:36 07/17/16

ADV

459R

11725 GARVEY AVE

08:03:38 10/25/16

RPT

917G

11725 GARVEY AVE

05:00:55 12/06/16

REC

HBC

11725 GARVEY AVE

18:11:39 04/26/17

ADV

OSJA

11725 GARVEY AVE

16:00:52 06/15/17

AST

925A

11725 GARVEY AVE

01:57:01 08/25/17

ADV

929

11725 GARVEY AVE

09:45:26 02/16/18

HFD

925A

11725 GARVEY AVE

23:02:38 02/25/18

ADV

459R

11725 GARVEY AVE # 5B

13:52:08 03/27/18

RPT

902T

11725 GARVEY AVE

11:32:31 03/29/18

NX

602L

11725 GARVEY AVE

10:39:53 04/16/18

RPT

919

11725 GARVEY AVE

19:55:07 06/01/18

PK

242I

11725 GARVEY AVE; LA VICTORIA

10:30:16 08/06/18

NPD

911H

11725 GARVEY AVE

06:14:11 01/17/19

ADV

415T

11725 GARVEY AVE # C; LA VICTORIA RESTAURANT

14:45:47 03/15/19

ADV

415T

11725 GARVEY AVE # C; LA VICTORIA RESTAURANT

19:01:07 03/15/19

SOW

978P

11725 GARVEY AVE

21:24:32 05/17/19

SOW

929

11725 GARVEY AVE # C; LA VICTORIA RESTAURANT

14:25:41 05/31/19

CI

TS

11725 GARVEY AVE # 5B; AZRA‐AFREEN NISAR MD

09:40:47 07/20/19

ADV

1

19‐
041859
19‐
042533
20‐
002103
20‐
002114
20‐
003134
20‐
006714
20‐
008087
20‐
011246
20‐
014022
20‐
014110
20‐
015199
20‐
030910
20‐
035297
20‐
035444
21‐
006723

484R

11725 GARVEY AVE;A

13:16:35 09/30/19

NPD

484R

11725 GARVEY AVE ;A

13:22:29 10/05/19

NPD

459R

11725 GARVEY AVE; #A; SWAP MEET DEPOT

10:39:07 01/16/20

RPT

978P

11725 GARVEY AVE

11:38:52 01/16/20

ARR

459R

11725 GARVEY AVE; A

10:51:27 01/23/20

ARR

925C

11725 GARVEY AVE

18:42:58 02/16/20

ADV

415T

11725 GARVEY AVE

01:10:47 02/26/20

ADV

917A

11725 GARVEY AVE

14:48:08 03/19/20

STO

XP

11725 GARVEY AVE

08:42:31 04/08/20

COK

929

11725 GARVEY AVE ;A

23:00:13 04/08/20

COK

415T

11725 GARVEY AVE # C; LA VICTORIA RESTAURANT

22:54:14 04/16/20

ADV

925A

11725 GARVEY AVE # C; LA VICTORIA RESTAURANT

00:05:19 08/01/20

GOA

415T

11725 GARVEY AVE

23:30:45 09/01/20

ADV

415O

11725 GARVEY AVE

07:30:15 09/03/20

PK

XP

11725 GARVEY AVE

21:59:04 02/26/21

COK

2

Sandra Elias
Subject:

FW: 11725 Garvey Avenue, Suite 5B - calls for service

From: Nurre, Shannon [mailto:SNurre@elmontepd.org]
Sent: Wednesday, October 27, 2021 10:40 AM
To: Sandra Elias
Subject: RE: 11725 Garvey Avenue, Suite 5B - calls for service

Incident
16‐
030506
16‐
035254
16‐
036164
16‐
039320
17‐
003015
17‐
011158
17‐
022434
17‐
029157
17‐
032941
17‐
033113
17‐
035889
17‐
060343
18‐
006437
18‐
017021
18‐
019177
19‐
003320
19‐
005037
19‐
011391
19‐
019224
19‐

Nature

Incident address

Reported

Clearance Code

459A

11820 VALLEY BLVD;SB LIGHTING

18:26:48 10/05/16

COK

WAR

11820 VALLEY BLVD

12:19:21 11/03/16

COM

978

11820 VALLEY BLVD;#7A

09:30:01 11/08/16

ARR

978P

11820 VALLEY BLVD

08:58:11 11/28/16

CI

917G

11820 VALLEY BLVD

00:45:59 01/21/17

REC

OTHER

11820 VALLEY BLVD

19:23:12 03/11/17

CAN

902T

11820 VALLEY BLVD

15:02:49 05/12/17

RPT

978P

11820 VALLEY BLVD

19:09:29 06/16/17

ADV

594I

11820 VALLEY BLVD; A FREEWAY INSURANCE

01:26:09 07/05/17

RPT

978P

11820 VALLEY BLVD

21:48:41 07/05/17

ADV

925V

11820 VALLEY BLVD

02:25:02 07/20/17

ADV

978P

11820 VALLEY BLVD

19:17:22 11/30/17

ADV

TS

11820 VALLEY BLVD

12:20:22 02/07/18

CI

901

11820 VALLEY BLVD # 6A

11:10:47 04/07/18

HFD

245J

11820 VALLEY BLVD

09:13:05 04/18/18

RPT

901T

11820 VALLEY BLVD

13:01:56 01/24/19

RPT

415T

11820 VALLEY BLVD

15:01:36 02/05/19

SOW

602I

11820 VALLEY BLVD

01:05:47 03/20/19

COK

902T
902T

11820 VALLEY BLVD
11820 VALLEY BLVD

11:34:40 05/06/19
12:11:21 05/06/19

NX
NX

1

019230
19‐
032205
19‐
043484
20‐
017986
20‐
026013
20‐
027479
20‐
027645
20‐
033022
20‐
036884
20‐
039059
20‐
046552
20‐
047379
20‐
050848
21‐
009530
21‐
015447
21‐
025341
21‐
028308
21‐
030244
21‐
034018
21‐
036771

978P

11820 VALLEY BLVD ;PARKING LOT

17:37:04 07/28/19

ARR

978P

11820 VALLEY BLVD

00:24:12 10/12/19

FI

XP

11820 VALLEY BLVD

14:06:44 05/05/20

COK

925C

11820 VALLEY BLVD ;1175

19:25:29 06/27/20

SOW

459W

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

11:29:41 07/05/20

RPT

459R

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

14:52:26 07/06/20

DUP

415O

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

16:16:45 08/17/20

GOA

415T

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

23:35:01 09/12/20

ADV

415T

11820 VALLEY BLVD

00:07:11 09/29/20

SOW

23152

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

12:26:58 11/23/20

GOA

415T

11820 VALLEY BLVD

01:02:35 12/01/20

SOW

459W

11820 VALLEY BLVD; FREEWAY INSURANCE

07:51:07 12/31/20

RPT

415T

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

04:02:48 03/22/21

SOW

288AR

11820 VALLEY BLVD; FREEWAY INSURANCE SERVICES INC

13:41:48 05/12/21

RPT

TS

11820 VALLEY BLVD

21:47:49 07/25/21

ADV

925A

11820 VALLEY BLVD

01:15:34 08/19/21

COK

TS

11820 VALLEY BLVD

10:32:18 09/02/21

CI

459A

11820 VALLEY BLVD; 7A MODERN ENLIGHTMENT INC

00:39:17 09/30/21

COK

415T

11820 VALLEY BLVD

22:42:44 10/21/21

ADV

2

CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con
Jeni Colon (626) 580-2088
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

11725 Garvey, Suite 5B / APN: 8565-016-001

APPLICATION:

Conditional Use Permit (CUP) No. 10-21

REQUEST:

The Applicant is requesting approval of a Conditional Use Permit to allow the onsale of beer, wine, and distilled spirits (Type 47 ABC License) in conjunction with a
proposed restaurant within an existing 4,123± square foot tenant space that is
located within a 309,783± square foot multi-tenant commercial shopping center.
The proposed on-sale of beer, wine, and distilled spirits will operate in conjunction
with meal service and is ancillary to the primary use of a proposed restaurant. The
subject site is located in the C-3 (General-Commercial) zone. The request is made
pursuant to Section 17.24 of the El Monte Municipal Code (EMMC).

PROPERTY OWNER:

Jendo Ermi, LP
9725 Factorial Way
South El Monte, CA 91733

APPLICANT:

Steven Chen
1344 Kingsmill Avenue
Rowland Heights, CA 91748

ENVIRONMENTAL
DOCUMENTATION:

Article 19. Categorical Exemptions – Section 15301 (Class 1 - 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 as follows:
Date: Tuesday, November 9, 2021
Time: 7:00 p.m.
Place: El Monte City Hall East – Council Chambers
11333 Valley Boulevard, El Monte, California

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.
Members of the public wishing to make public comment may do so in one of the following ways:
(1) E-mail or Telephone – All interested parties can submit questions/comments in advance to the Planning
Division’s general e-mail address: planning@elmonteca.gov or by calling (626) 258-8626. All
questions/comments must be received by the Planning Division no later than 3:00 pm on November 9, 2021.

The staff report on this matter will be available on or about November 4, 2021 on the City of El Monte website,
which may be accessed at https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2 or by emailing selias@elmonteca.gov.
Americans With Disabilities Act
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the
federal rules and regulations adopted in implementation thereof, the Agenda will be made available in
appropriate alternative formats to persons with a disability. Should you need special assistance to participate
in this meeting, please contact the City Clerk’s Office by calling (626) 580-2016. Notification 48 hours prior to
the meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting.
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 and must be received by 3:00 pm the day
of the meeting. Written comments shall be sent to Sandra Elias; El Monte City Hall West; 11333 Valley
Boulevard; El Monte, CA 91731 or at selias@elmonteca.gov. If you challenge the decision of the City
Planning Commission, 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
Sandra Elias at (626) 258-8621. Monday through Thursday, except legal holidays, between the hours of 7:00
a.m. and 5:30 p.m.
Published on:
Mailed on:

Thursday, October 28, 2021
Wednesday, October 27, 2021

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

11725 Garvey Avenue, Unit 5B – Public Notice Site Posting

NOTICE ON VALLEY BLVD

NOTICE ON MOUNTAIN VIEW RD

NOTICE ON GARVEY AVE

STAFF REPORT

NOVEMBER 9, 2021

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR

BY:

JASON C. MIKAELIAN, AICP
DEPUTY DIRECTOR

SUBJECT:

CODE AMENDMENT NO. 795

LOCATION:

CITYWIDE

APPLICANT:

CITY OF EL MONTE

RECOMMENDATION:

RECEIVE STUDY SESSION PRESENTATION FROM
STAFF AND PROVIDE COMMENTS ON PROPOSED
ZONING CODE AMENDMENT UPDATES

BACKGROUND
This Study Session is the fourth in a series of Study Sessions as part of the City’s
Comprehensive Zoning Code Update. The most recent Study Session was held on
October 12, 2021, and went over the entitlement chapters (Division 12) and the specific
plan chapter (Division 13, Chapter 17.130).
At this Study Session, staff will present the following:
 Summary of the Outreach Program;
 Chapter 17.20 – One-Family Dwelling (R-1) zones development standards;
 Chapter 17.24 – Multiple-Family Dwelling (R-2, R-3 and R-4) zones development
standards;
 Portions of Chapter 17.150 – Definitions for residential uses; and
 Portions of Chapter 17.50 – Parking Regulations for residential uses.
RECOMMENDATION
Staff recommends that the Planning Commission receive the Study Session
presentation and provide comments.

Code Amendment No. 795
Page 1

ATTACHMENTS
A. Chapters with Staff Comments
B. Chapters without Staff Comments (Clean)

Code Amendment No. 795
Page 2

DIVISION 2 – RESIDENTIAL ZONES & OVERLAYS
CHAPTER 17.20 – ONE-FAMILY DWELLING RESIDENTIAL ZONES
Sections.
17.20.010 – Summary of the Zoning Districts.
17.20.020 – Purpose.
17.20.030 – Applicability
17.20.040 – Permitted Uses.
17.20.050 – Development Standards.

Comment [JM1]: There is currently 3 One-family
Zoning Chapters. This has been consolidated into 1
Chapters.

17.20.010 – Summary of the One-Family Dwelling Residential Zoning Districts. (NEW)
A.

R-1A (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes smaller lots that allows for one (1)
dwelling unit on each lot.

B.

R-1B (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes deeper lots that allows for two (2)
or more detached dwelling units on each lot under limited conditions. Also includes smaller
lots that allow for one (1) dwelling unit on each lot.

C.

R-1C (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes deeper lots with one (1) dwelling
on each lot that allows for the keeping of horses and other large, domesticated animals.
Many lots currently are, or previously were, developed with equestrian uses.

17.20.020 – Purpose. (FULLY UPDATED)
A.

Provide a variety of single-family residential dwellings built to suburban standards
characterized by single- and two-story structures separated by ample green space to suit a
spectrum of individual lifestyles and needs.

B.

Maintain the existing character of the City’s low-density, single-family residential
neighborhoods, while providing new opportunities for unit additions and infill housing.

C.

Ensure that the scale and design of new development, alterations and additions to existing
dwellings are compatible with the scale, mass and character of their neighborhoods, and
protect adjacent properties from unreasonable obstruction of light and air.

D.

Provide for appropriate densities within the ranges established in the General Plan.

E.

Provide opportunities for other neighborhood uses such as schools, parks, religious
assembly, community centers and daycare centers that serve and are compatible with the
surrounding residential neighborhood.
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17.20.030 – Applicability. (NEW)
This Chapter identifies allowable land uses, permitted requirements and development
standards for One-family Dwelling Zones and applies to all areas in the City identified with the
R-1A, R-1B, or R-1C on the City's Zoning Map.

Comment [JM2]: This Section has been added to
each zoning chapter.

17.20.040 – Permitted Uses. (FULLY UPDATED)
A.

Table 17.20-1 below prescribes the land use regulations for One-family Dwelling Zones.
The regulations for the One-family Dwelling Zones are established by letter designations
listed below. Additional use-specific regulations are denoted in the right hand column.
These designations apply strictly to the permissibility of land uses; applications for building
structures may require other discretionary review.
Table 17.20-1 – Permitted Uses – One-family Dwelling Zones
Land Use

R-1A

R-1B

R-1C

Notes

Residential – Main Uses

Comment [JM3]: The Zoning Code currently
does not have any tables to summarize permitted
uses. This will be added for each zoning chapter.
Comment [JM4]: Staff proposes the table be
further broken down into topic areas. This will
better organize the uses and make it easier for the
public and staff find specific uses.

Residential dwellings, single-family, one (1)
on a lot

P

P

P

Residential dwellings, single-family, two (2) or
more detached on a lot

--

P

--

Residential dwellings, single-family, greater
than one (1) story

P

P

DR 1

Manufactured housing

P

P

--

Planned Residential Development (PRD)

--

PR

--

Transitional or supportive housing

P

P

P

Urban dwelling

P

P

P

17.110.600 and
17.110.620

Accessory building

P

P

P

17.110.020

Accessory Dwelling Unit (ADU)

P

P

P

17.110.040

Accessory Dwelling Unit (ADU), Junior

P

P

P

17.110.040

Garage sales

P

P

--

5.44

Greenhouses or conservatories, private

P

P

P

Home occupation

P

P

P

MU

MU

--

17.122

Comment [JM5]: A column to the far right will
include specific Chapters or Sections related to the
use. In this example, second stories in the R-1C
require Design Review approval. The Chapter listed
here is for Design Review.

17.126

For the online version of the Zoning Code, people
can click on this note and go directly to this Chapter.
Comment [JM6]: This is a new use required
under the recently State approved Senate Bill 9.

Residential – Ancillary Uses

Lighted outdoor sporting field, private

1

17.110.300

A maximum of 1½-stories with Community Development Director approval in the R-1C zone and RHOD overlay.
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Comment [JM7]: Here is an example of a
Section that will be reserved for specific
development standards for Accessory Buildings.

Comment [JM8]: In a few instances, it will
reference a Chapter or Section from a Title that is
not Zoning. In this example, it is referencing a
Chapter from Title 5.

Table 17.20-1 – Permitted Uses – One-family Dwelling Zones (continued)
Residential – Ancillary Uses (continued)

R-1A

R-1B

R-1C

P

P

P

Animals, breeding and raising

--

P

P

Animals, horses

--

P

P

Animals, husbandry products

--

C

C

MU

MU

MU

Trailer, temporary

Notes

Agricultural & Animals

Community gardens

Comment [JM9]: Here is an example of a use
that would only require a Minor Use Permit (MUP)
instead of a full Conditional Use Permit (CUP).

Residential Care Uses

Comment [JM10]: There are several State Bills
that involve residential care uses, and how local
government must approve them by right in certain
situations.

Boarding or rooming houses –
With less than (7) residents

P

P

P

With seven (7) or more residents

C

C

--

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

--

Small, for less than seven (7) children

P

P

P

Large, for seven (7) to 14 children

P

P

P

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

--

Less than nine (9) children

P

P

P

Nine (9) or more children

C

C

--

Private

C

C

--

Public

P

P

P

P

P

--

Community care facility –

Daycare homes, family –
Comment [JM11]: This currently requires a
CUP. However a recent State Bill requires cities to
allow it by-right.

Elder care or adult daycare facility –

Preschools –

Public and Quasi-Public Uses
Educational institutions, including elementary,
junior, middle or high schools –

Government or government related facility
that provides a public service.
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Table 17.20-1 – Permitted Uses – One-family Dwelling Zones (continued)
Public and Quasi-Public Uses (continued)

R-1A

R-1B

R-1C

Recreation facilities, private

C

C

--

Recreation facilities, public

P

P

P

Transitional parking

C

C

--

Transitional uses

C

C

--

Utility facility, public

C

C

--

Notes

Other Uses

Wireless facility

See notes

17.110.580
17.90 and 17.92

Key:
“--” Not permitted.
“P” Permitted by-right.
“DR” Permitted after the review and approval of the Community Development Director.
“C” Permitted after the review and approval of a Conditional Use Permit (CUP).
“MU” Permitted after the review and approval of a Minor Use Permit (MUP).
“PR” Permitted after the review and approval of a Planned Residential Development (PRD) Permit.

B.

Comment [JM12]: Each of these tables will
include a key defining the different symbols used in
the table.

Unlisted permitted uses. Any land use not listed in Table 17.20-1 is not permitted in the
One-family Dwelling Zones.

17.20.050 – Development Standards. (FULLY UPDATED)
A.

Table 17.20-2 below prescribes the development standards for One-family Dwelling Zones:
Table 17.20-2 – Development Standards – One-family Dwelling Zones
Development Standard

R-1A

R-1B

R-1C

One-family
dwelling

One-family
dwelling

One-family
dwelling

2 stories
& 30 ft.

2 stories
& 30 ft.

1½ stories
& 25 ft.

1 story: 14 ft.
2 stories: 24 ft.

1 story: 14 ft.
2 stories: 24 ft.

18 ft.

1 story front

20 ft.

20 ft.

20 ft.

2nd story front

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

5 ft.

5 ft.

5 ft.

Land use description
Maximum height
Maximum top plate height
Yard Setbacks
st

1st story interior side
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Comment [JM13]: Here is another proposed
table outlining the development standards. This
table will consistently be the second table for all
Chapters related to zoning districts.
Comment [JM14]: Most of the development
standards have remained the same. Those that have
been changed or added will be highlighted.

Comment [JM15]: This standard is new. The top
plate is where the outer wall of the dwelling meets
the bottom of the roofline. This standard is common
in other cities and helps in reducing the overall bulk
and mass of a building.

Table 17.20-2 – Development Standards – One-family Dwelling Zones (continued)
Yard Setbacks

R-1A

R-1B

R-1C

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

1st story street side

10 ft.

10 ft.

10 ft.

2nd story street side

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

10 ft.

20 ft.

35 ft.

7,260 sq. ft.

7,260 sq. ft.

10,000 sq. ft.

Width

60 ft.

60 ft.

60 ft.

Width, cul-de-sac

35 ft.

35 ft.

35 ft.

Depth

100 ft.

100 ft.

100 ft.

R-1A

R-1B

R-1C

2nd story interior side

Rear
Minimum Lot Dimensions
Area

Maximum Density
<100 ft. of frontage
101 to 150 ft.

1 unit/ 8,720 sf.
1 unit/lot

>150 ft. of frontage

1 unit/ 7,920 sf.

1 unit/lot

Comment [JM17]: The changes to this standard
was first presented to the Planning Commission in a
Study Session in May 2021. The minimum width
requirements are proposed to be reduced, and the
square footage per unit has also been reduced.
Currently, a property needs to have a width of 250
feet in the R-1B zone to develop to the General Plan
density of 6.0 units per acre.

1 unit/ 7,260 sf.

Maximum Floor Area
<10,000 sq. ft.

Comment [JM16]: Staff recommends increasing
this from 6,000 sf to 7,260 sf. This is consistent with
the General Plan density of a maximum 6.0 units per
acre.

0.35

10,001 to 15,000 sq. ft.

0.30 or 3,500 sq. ft., whichever is greater

15,001 to 20,000 sq. ft.

0.25 or 4,500 sq. ft., whichever is greater

>20,000 sq. ft.

0.20 or 5,000 sq. ft., whichever is greater

Other Standards
Maximum lot coverage

35%

30%

30%

Minimum dwelling size

1,000 sq. ft.

1,000 sq. ft.

1,000 sq. ft.

Minimum distance
between dwellings

N/A

40 ft. (i.e., the
minimum front and
rear yard)

N/A

Minimum distance
between other structures

6 ft.

6 ft.

6 ft.
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Comment [JM18]: Staff recommends reducing
this to 30 percent.

Illustration 17.20-1. Height and Setbacks

B.

Undergrounding of Utilities. For all developments with five (5) or more dwelling units, all
utility distribution lines including but not limited to: electric; communication; natural gas
and cable TV lines shall be placed underground.

C.

Lighting System. For all developments with three (3) or more dwelling units, an on-site
lighting system shall be installed for all parking areas, vehicular access ways and along
major walkways. Such lighting shall be directed onto driveways and walkways within the
project and away from the dwelling units and adjacent properties.

D.

Keeping of Animals:
1.

The following are permitted in the R-1B and R-1C zones:
a. The breeding, hatching, raising and fattening of poultry, fowl, nutria, birds,
rabbits, chinchillas, earthworms, fish, frogs and bees shall be permitted for
domestic or commercial use.
b. The keeping of horses:
i.

In the R-1B zone, the lot shall have a minimum area of 21,780 sq. ft., with no
more than one (1) horse permitted per one-quarter acre.

ii. In the R-1C zone, the lot shall have a minimum area of 7,500 sq. ft., with no
more than one (1) horse permitted per 7,500 sq. ft. of lot area.
c.

The keeping of other animals in the R-1C zone:
i.

Up to three (3) female goats and the offspring less than one (1) year of age.

ii. Up to three (3) sheep and the offspring less than one (1) year of age.
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iii. One (1) cow, but only for personal use of the family residing upon the
premises.
iv. Any program of animal husbandry as a member of any national or nonprofit
educational or character building organization, for the family residing upon
the premises.

E.

2.

There shall be no killing or dressing of any animals or poultry for commercial purposes.

3.

Animal enclosures and related activities. Refer to Section 17.12.040(F) (Rurban
Overlay) of this Title.

Other Development Standards. Table 17.20-3 below denotes additional development
standards found in other Chapters or Sections of this Title that apply to One-family
Dwelling Zones:
Table 17.20-3 – Other Development Standards
Development Standard

Chapter or Section

Additions to nonconforming setbacks

17.16.020(D)

Existing flag lots

17.60.010

Height exceptions and restrictions

17.60.020

Landscaping
Outdoor lighting
Parking

Comment [JM20]: Just like in the previous
table, the specific Section or Chapter is listed.

17.72 and 17.74
17.60.040
17.70

Private streets and private driveways

17.60.060

Screening

17.60.100

Walls, fences and hedges

17.60.120

Yard encroachments

17.60.130

Comment [JM19]: This subsection has been
added to include other standards that must be
followed. The standards are not included in this
Chapter, as they are required in other zones. If it
was copied and pasted into each Chapter, it would
increase the overall length of the Zoning Code. In
addition, over time, changes could be made to one
Chapter and not another Chapter, creating
confusion for the public and staff.
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CHAPTER 17.22 - RURBAN HOMESTEADS OVERLAY DISTRICT

Comment [JM21]: A comprehensive update to
this Chapter was made in 2016, with input from a
City Council appointed residents committee.
Therefore, staff does not recommend any content
changes to this Chapter. A few minor changes were
made to correct grammar.

Sections.
17.22.010 – Purpose.
17.22.020 – Applicability.
17.22.030 – Use Regulations.
17.22.040 – Development Standards.
17.22.010 - Purpose. (RENUMBERED)
The Rurban Homesteads Overlay District was established to preserve rural character,
promote a low-density, rural residential lifestyle, and ensure continued availability of lots that
allow animal keeping, agricultural cultivation and retain the area's homestead heritage.
It is the intent of the Rurban Homesteads Overlay District to protect areas for low-density,
rural development by retaining large lots in a configuration that enables animal raising and
keeping and to ensure that new residential development and alterations and additions to
existing residences are compatible with the scale, mass and character of the rural
neighborhood.
17.22.020 - Applicability. (NEW)
The Rurban Homesteads Overlay District applies to all areas in the City identified with the
RHOD on the City's Zoning Map.
17.22.030 – Use Regulations. (RENUMBERED)
No lot, premise, building, or structure in the Rurban Homestead Overlay District shall be
used for any use or purpose other than those specified below:
A. One-family Dwelling. Not more than one (1) one-family dwelling on any lot as defined by
Chapter 17.120 (Use Definitions) of this Title. For legal nonconforming lots with more than
one (1) dwelling, the approval of a Minor Use Permit shall be required for any addition.
B.

Accessory Buildings. Accessory buildings necessary or incidental to each one-family
dwelling, located on the same lot or parcel of land, including a private garage for each
lawful dwelling. The capacity of each such garage shall not exceed three (3) automobiles.
See Section 17.70.020 (Accessory Buildings) of this Title for additional standards.

C.

Accessory Dwelling Units (ADUs). Accessory Dwelling Units are regulated pursuant to
Section 17.70.040 (Accessory Dwelling Units) of this Title. The architectural style and
materials the accessory dwelling unit shall match the architectural style and materials of
the primary building on the property.

D. Horses. The keeping of not more than one (1) horse for each 7,500 square feet of lot area.
E.

Other Animals. The keeping of not more than three (3) female goats and their offspring less
than one (1) year of age, and the keeping of not more than three (3) sheep and their
offspring less than one (1) year of age, and the keeping of not more than one (1) cow, but
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only for the personal use of the family residing upon the premises or in the conduct by any
member of the family residing upon the premises of any program of animal husbandry as a
member of any national or nonprofit educational or character building organization.
17.22.040 – Development Standards. (RENUMBERED)
The regulations applicable to lots, premises, buildings and structures in the underlying zone
shall apply to and be complied with as to every lot, premises, building, and structure in the
Rurban Homesteads Overlay District.
A. Minimum Lot Area and Width. Each lot shall have a lot area of not less than 10,000 square
feet and a width of not less than 60 feet at the mid-point measured between the front and
rear lot lines; provided, however, that when a lot has less area than herein required and
was recorded at the time of the effective date of the ordinance codified in this Title, the lot
may be occupied by not more than one (1) dwelling unit.
B.

Street Frontage Required. Every lot shall abut a public street for a distance of at least 60
feet. Flag lots and Planned Residential Developments (PRDs) shall be prohibited.

C.

Lot Design. Lots shall be rectangular in shape, with side parcel lines as close as practical to
ninety-degree angles with front and rear parcel lines. Lot depth shall be a minimum of two
(2) times the lot width. PRDs and flag lots are prohibited.

D. First Floor Top Plate Height. First floor top plate height shall not exceed 12 feet in the front
one-third (1/3) of the structure.
E.

Building Height. The maximum allowable height is 25 feet and one (1) and one-half (½)
stories. New development, additions and alterations that will result in more than one (1)
story are subject to the following:
1.

Configuration. Floor area above the first story shall be wholly built into the framing of
the roof.

2.

Floor area limit. Habitable floor area above the first story shall not exceed 60 percent
of the first story roofed area.

3.

Dormer. Dormers shall not exceed the height of the building ridge line, shall not
overhang the outer face of the wall below, or exceed 60 percent of the length of the
roof.

4.

Balconies or patios. Balconies or patios above the first floor are prohibited.

5.

Design Review. All applications for new development or additions that will result in
more than one (1) story shall require Design Review pursuant to Chapter 17.110
(Design Review) of this Title and as follows:
a.

Application requirement. In addition to other materials required for the submittal
of a Design Review application, supporting materials shall be submitted to
describe and provide visual representation of existing conditions and the
proposed project. Supporting materials may include, but are not limited to:
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statements; photographs; plans; drawings; renderings; models; material samples;
and the erection of story poles at the site.

F.

b.

Review Authority. Design Review shall be conducted by the Community
Development Director.

c.

Notice. At least ten (10) days prior to the date of action, notice of the application
shall be posted on-site and mailed to all residents and property owners of record
within a 300 foot radius of the subject property as shown on the latest available
assessment roll. The notice shall include a general description of the application,
the location of the property, the date of the decision, the procedure for
submitting comments, and the procedure for appealing the decision.

d.

Call-up for Planning Commission review. The Community Development Director
may refer items directly to the Planning Commission when, in his/her discretion,
the public interest would be better served by having the Planning Commission
conduct Design Review. In addition, the applicant or any resident or property
owner within the mailing radius may submit a written request to the Director for a
call-up.

e.

Appeals. If any interested party, or the applicant who filed the Design Review is
dissatisfied with any requirement, ruling, finding or disapproval by the Community
Development Director, he or she may file an appeal with the Planning Commission
Secretary to have the case reviewed by the Planning Commission. The appeal shall
contain a written statement of the grounds for the appeal. The filing must take
place within ten (10) days following the Planning Commission’s decision. If City
Hall is closed on the tenth day, the deadline to file an appeal shall automatically
extend to the next day City Hall is open to the public.

Animal Enclosures and Related Activities. Animal enclosures include barns, stables, corrals,
pens, coops, bins, chutes or other enclosures designed or used for the keeping or shelter of
animals. These standards shall not apply to fenced pastures or other contained animal
grazing or roaming areas.
1.

Location. Roofed animal enclosures shall be set back a minimum of 75 feet from the
front lot line and 35 feet from any dwelling or other building used for human
habitation other than the dwelling of the owner.

2.

Size.
a.

Unroofed animal enclosure areas shall not count towards floor area calculations,
accessory structure size or lot coverage. Up to 800 square feet of roofed animal
enclosures shall be exempt from floor area calculations and accessory structure
size. In addition, roofed animal enclosures greater than 800 square feet and
existing prior to May 1, 2018, shall be exempt from floor area calculations and
accessory structure size.

b.

Animal housing, premises and quarters must be of sufficient size, kept clean and in
a sanitary condition, properly ventilated and in good repair at all times. Sufficient
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size is defined as a minimum of 500 square feet of interior measurement of corral
space and, for horses, each individual box stall must contain a minimum
dimension of eight (8) feet in width and 12 feet in length.
3.

Animal enclosures shall comply with all development standards of the land use district
and adopted City codes.

4.

Maintenance.

5.

6.

a.

Water troughs shall be cleaned out weekly. Mosquito fish or other mosquito
prevention measures shall be used in water troughs or in any standing water.

b.

Vermin, flies, standing surface water, refuse, and manure must be controlled and
not accumulate so as not to be a nuisance for adjacent properties. Property owner
is subject to Chapter 8.12 (Property Maintenance) of the EMMC.

c.

Site must control dust, fumes, odors, vapors and/or unsanitary conditions.
Property owner is subject to Chapter 8.12 (Property Maintenance) of the EMMC.

d.

Plugged in amplified noise on site relative to the operation of horses or large
animals shall not be allowed.

Manure storage and disposal.
a.

All manure disposal/storage shall be covered and protected from drainage flows,
rain, and wind. Area used for non-containerized manure disposal/storage must
cause no nuisance and be kept a minimum distance below and located so that it
drains away from the neighboring property, facilities and water supplies.

b.

Manure must be disposed off-site at a frequency that prevents overfilling of
manure bin, or storage area, and which prevents strong odors, accumulation of
flies, or vermin from creating a nuisance condition. Manure storage shall be
located away from the street.

Trailer parking. Horse or large animal trailers shall be located outside of the required
front yard setback. Trailer parking is prohibited within the public right-of-way. All
parking shall comply with Chapter 17.50 (Parking Requirements) of this Title.

G. Trees. All new development and additions more than ten (10) percent of the floor area on
the site shall provide a minimum of one (1) tree within the required front setback for every
35 feet of street frontage. If a tree already exists within the required front setback, the
applicant shall not be required to plant a new tree.
H. Other Standards. For all other standards and requirements, refer to the base zone.

Division 2 - 12

CHAPTER 17.24 – MULTIPLE-FAMILY DWELLING ZONES
Sections.
17.24.010 – Summary of the Zoning Districts.
17.24.020 – Purpose.
17.24.030 – Applicability
17.24.040 – Permitted Uses.
17.24.050 – Development Standards.

Comment [JM22]: There is currently 3 Multiplefamily Zoning Chapters. This has been consolidated
into 1 Chapter.

17.24.010 – Summary of the Multiple-Family Zoning Districts. (NEW)
A.

R-2 (Low-density Multiple-family Dwelling Zone) – Consistent with the General Plan land
use designation of Medium Low Density Residential. This zone allows for attached and
detached single-family dwellings, attached products with four (4) or fewer units and
Planned Residential Developments.

B.

R-3 (Medium-density Multiple-family Dwelling Zone) – Consistent with the General Plan
Land Use Designation of Medium Density Residential. This zone allows for apartments,
townhouses and Planned Residential Developments (PRDs).

C.

R-4 (High-density Multiple-family Dwelling Zone) – Consistent with the General Plan Land
Use Designation of High Density Residential. This zone allows for the highest residential
densities for apartments, townhouses, condominiums and PRDs.

17.24.020 – Purpose. (FULLY UPDATED)
A.

Provide a variety of multi-family residential dwellings ranging from suburban to more
urban standards characterized by multi-story residential structures focused around
common open space areas and other amenities to suit a spectrum of individual lifestyles
and needs.

B.

Maintain the existing character of the City’s multiple-family residential neighborhoods,
while providing new opportunities for unit additions and infill housing.

C.

Ensure that the scale and design of new development and alterations and additions to
existing dwellings are compatible with the scale, mass and character of their
neighborhoods, and protect adjacent properties from unreasonable obstruction of light
and air.

D.

Provide for appropriate densities within the ranges established in the General Plan.

E.

Create opportunities to develop walkable neighborhoods in close proximity to commercial
areas, recreational amenities and different modes of transit.

17.24.030 – Applicability. (NEW)
This Chapter identifies allowable land uses, permitted requirements and development
standards for multi-family residential dwelling zones and applies to all areas in the City
identified with the R-2, R-3, or R-4 on the City's Zoning Map.
Division 2 - 13

17.24.040 – Permitted Uses. (FULLY UPDATED)
A.

Table 17.24-1 below prescribes the land use regulations for multiple-family dwelling zones.
The regulations for the Multiple-family Dwelling Zones are established by letter
designations listed below. Additional use-specific regulations are denoted in the right hand
column. These designations apply strictly to the permissibility of land uses; applications for
building structures may require other discretionary review.
Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones
Land Use

R-2

R-3

R-4

Notes

Residential dwellings, single-family, one (1)
on a lot 2

P

P

P

Residential dwellings, two-family, two (2)
attached or detached on a lot 3

P

P

P

Residential dwellings, multiple-family, three
(3) or more attached or detached on a lot

P

P

P

Manufactured housing

P

P

P

Mobile home or trailer park

--

--

C

Planned Residential Development (PRD)

PR

PR

PR

Senior housing

--

C

C

Transitional or supportive housing

P

P

P

Accessory Building

P

P

P

17.110.020

Accessory Dwelling Unit (ADU)

P

P

P

17.110.040

Accessory Dwelling Unit (ADU), Junior

P

P

P

17.110.040

Garage sales

P

P

P

5.44

Greenhouses or conservatories, private

P

P

P

Home occupations

P

P

P

MU

MU

MU

Trailer, temporary

P

P

P

Animals, husbandry products

C

C

C

MU

MU

MU

Residential – Main Uses
Comment [JM23]: The current Zoning Code
includes only a few footnotes. Staff proposes
increasing that number significantly, to provide
additional information to inform the public and
staff.

17.126

Residential – Ancillary Uses

Lighted outdoor sporting field, private

Community gardens
2
3

17.110.300

Subject to the development standards of the R-1A zone.
Subject to the development standards of the R-2 zone.
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Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones (continued)
Residential Care Uses

R-2

R-3

R-4

Notes

With less than (7) residents

P

P

P

With seven (7) or more residents

C

C

C

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

C

Small, for less than seven (7) children

P

P

P

Large, for nine (9) to 14 children

P

P

P

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

C

Less than nine (9) children

P

P

P

Nine (9) or more children

C

C

C

Private

C

C

C

Public

P

P

P

Government or government related facility
that provides a public service.

P

P

P

Recreation facilities, private

C

C

C

Recreation facilities, public

P

P

P

Notes

Religious Institutions

--

C

C

17.110.480

Philanthropic or charitable institutions

--

C

C

Transitional parking

MU

MU

MU

Transitional use

MU

MU

MU

Boarding or rooming houses –

Community care facility –

Daycare homes, family –

Elder care or adult daycare facility –

Preschool –

Public and Quasi-Public Uses
Educational institutions, including
elementary, junior, middle or high schools –

Other Uses

17.110.580
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Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones (continued)
Other Uses (continued)

R-2

R-3

R-4

C

C

C

Utility facility, public
Wireless facility

See notes

Notes
17.90 and 17.92

Key:
“--” Not permitted.
“P” Permitted by-right. [Zoning Clearance Certificate required?]
“C” Permitted after review and approval of a Conditional Use Permit (CUP).
“MU” Permitted after review and approval of a Minor Use Permit (MUP).
“PR” Permitted after review and approval of a Planned Residential Development (PRD) Permit.

B.

Unlisted permitted uses. Any land use not listed in Table 17.24-1 is not permitted in the
Multiple-family Dwelling Zones

17.24.050 – Development Standards. (FULLY UPDATED)
A.

Table 17.24-2 below prescribes the development standards for Multiple-family Dwelling
Zones.
Table 17.24-2 – Development Standards – Multiple-family Dwelling Zones
Development Standard

Land use description
Maximum height 4

R-2

R-3

R-4

Low-Medium
Density Multi-Family

Medium Density
Multi-Family

High Density
Multi-Family

2 stories & 30 ft.

2 stories & 30 ft.

3 stories & 40 ft.

20 ft.

20 ft.

20 ft.

Yard Setbacks 5
1st story front
nd

2 story front

st

An additional 2 ft. from the 1 floor building wall line.
st

Interior side

1 story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

Street side

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

Rear

20 ft. if abutting R-1; Otherwise, 10 ft.

Minimum Lot Dimensions
Area
Width
4
5

6,000 sq. ft.

6,000 sq. ft.

6,000 sq. ft.

60 ft.

60 ft.

60 ft.

Refer to Section 17.60.020 for additional height exceptions.
Refer to Section 17.60.130 for additional yard exceptions.
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Table 17.24-2 – Development Standards – Multiple-family Dwelling Zones (continued)
Minimum Lot Dimensions

R-2

R-3

R-4

Width, cul-de-sac

35 ft.

35 ft.

35 ft.

Depth

100 ft.

100 ft.

100 ft.

Maximum Density
<100 ft. of frontage

1 unit/ 4,356 sq. ft.

101 to 150 ft.

1 unit/ 5,445 sq. ft.

>150 ft. of frontage

1 unit/ 3,630 sq. ft.

1 unit/ 1,740 sq. ft.

Currently, a property needs to have a width of 250
feet in the R-3 zone to develop to the General Plan
density of 14.0 units per acre.

1 unit/ 3,111 sq. ft.

Maximum Floor Area Ratio 6
<100 ft. of frontage

0.35

101 to 150 ft.
Usable Open Space

0.40
0.45

0.40

>150 ft. of frontage

Comment [JM24]: The changes to this standard
was first presented to the Planning Commission in a
Study Session in May 2021. The minimum width
requirements are proposed to be reduced, and the
square footage per unit has also been reduced.

0.50

0.50

7

Overall

600 sq. ft./ unit

500 sq. ft./ unit

400 sq. ft./unit

Private

200 sq. ft./ unit

150 sq. ft./unit

100 sq. ft./unit

N/A

N/A

N/A

40%

45%

45%

Maximum length of
building walls

80 ft. with
an offset of 5 ft.

100 ft. with
an offset of 5 ft.

120 ft. with
an offset of 5 ft.

Minimum distance
between dwellings

10 ft.

10 ft.

15 ft.

Minimum distance
between other structures

6 ft.

6 ft.

6 ft.

Common
Other Standards
Maximum lot coverage

Minimum dwelling size

6
7

Studio: 500 sq. ft.
1-bedroom: 600 sq. ft.
2-bedroom: 800 sq. ft.
3-bedroom: 1,000 sq. ft.

4-bedrooms: 1,200 sq. ft.
Each additional bedroom:
100 sq. ft.

Refer to Section 17.24.050(B) for information on the City’s Floor Area Ratio (FAR) bonus.
Refer to Section 17.24.050(D) for additional information on Open Space standards.
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Comment [JM25]: Through the General Plan
Housing Element outreach, different developers
stated the City’s minimum square footages were too
high. Staff recommends lowering them as shown in
this table.

B.

Floor Area Ratio (FAR) Bonus: (NEW)
1.

2.

Eligible housing development projects must satisfy all of the following criteria:
a.

The property shall be zoned R-3, R-4, C-O or C-2, or within ¼-mile of a Major
Transit Stop and zoned C-3;

b.

The property shall have a minimum area of 10,000 square feet; and

c.

The project shall have a minimum of five (5) units.

Comment [JM26]: This Subsection was first
presented to the Planning Commission in a Study
Session in May 2021. Staff has refined it since then.

Comment [JM27]: Staff recommends having a
minimum lot size.

The total maximum allowable FAR bonus for eligible projects shall be as follows:
a.

The maximum bonus shall be 0.10 for properties zoned R-3.

b.

The maximum bonus shall be 0.20 for properties zoned R-4 or C-O.

c.

The maximum bonus shall be 0.25 for properties zoned C-2, or within ¼-mile of a
Major Transit Stop and zoned C-3.

Comment [JM28]: Staff recommends having a
minimum unit count.
Comment [JM29]: Staff recommends having the
bonus FAR increase as the potential density can
increase.

3. Table 17.24-3 below provides a list of qualifying enhancements and the allowable FAR
bonus:
Table 17.24-3 – Floor Area Ratio (FAR) Bonus
Affordable Units

8

Bonus

1.

Reserve 10 percent of the units for moderate income households.

0.025

2.

Reserve 5 percent of the units for lower or very low income households.

0.025

3.

In lieu of number 2 above, reserve 10 percent of the units for lower or
very low income households.

0.050

Total maximum bonus for affordable units:

0.050

Environmental

8

4.

Demonstrate a minimum 40 percent of the energy demands for each
unit comes from renewable sources.

0.025

5.

Provide visitor bicycle parking at a rate of 1 space per unit, up to 20
spaces.

0.025

6.

Provide electric charging stations at the rate of 1 for each garage. In
addition, provide electric charging stations at a rate of 15 percent of the
required guest parking spaces, or 2 spaces, whichever is greater.

0.025

7.

Cover a minimum 25 percent of roofed areas with vegetation, over a
waterproofing membrane (i.e. green roofs).

0.050

8.

Achieve the Leadership in Energy and Environmental Design (LEED
equivalent of Gold.

0.025

In calculating the number of affordable units, fractions would be rounded up to the next whole number. For
example, if a project had 38 units, ten (10) percent would be 3.8, rounded up to 4.0 units.
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Comment [JM30]: Staff recommends a
maximum for each topic area. This will encourage a
more thoughtful and holistic approach to achieving
the FAR bonus.

Table 17.24-3 – Floor Area Ratio (FAR) Bonus
Environmental (continued)
9.

Bonus

In lieu of #8 on the previous page, achieve the LEED equivalent of
Platinum.

0.050

Total maximum bonus for environmental:

0.100

Open Space
10.

Have a minimum 50 percent of the unit entrances face a street or a main
common space area.

0.025

11.

Exceed the minimum overall open space requirement by 15 percent.

0.025

12.

Have 1 or more main common open space areas directly face a street.

0.025

Total maximum bonus for open space:

0.050

Design and Massing
13.

Limit the height of buildings to 1 story for units that face the street on
properties zoned R-3.

0.025

14.

Limit the height of buildings to 1 or 2 stories for units that face the street
on properties zoned R-3 or C-O.

0.025

15.

Have upper stories of units that face the street step back a minimum 5
feet compared to the first story.

0.025

16.

Have porches make up a minimum 30 percent of the width of all units
that face the street.

0.025

17.

For projects where a minimum 50 percent of the units are 1 and/or 2
stories in height, have the first story top plate a maximum 12 feet high
and the second story top plate a maximum 20 feet high.

0.025

18.

Locate all garages at the rear or side of each unit, so the entrances are
not visible from the street.

0.025

Total maximum bonus for design and massing:

0.075

Other items
19.

Consolidate 3 or more parcels.

0.015

20.

Incorporate public art on site.

0.015

21.

Incorporate up to 2 additional items as deemed appropriate by the
Community Development Director, which exceed Zoning Code
requirements related to this affordable units, environmental, open
space and/or design and massing.

Up to 0.025
each for a
maximum of
0.050
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Comment [JM31]: Staff recommends including
this to give applicants some flexibility. There are
many additional ways to achieve design excellence.

D.

Usable Open Space. (FULLY UPDATED)
1.

2.

3.

4.

Private open space:
a.

Private open space shall be provided for each unit as outlined in Table 17.24-2.
Such space shall be directly accessible only from the unit which it serves.

b.

For properties zoned R-2 and R-3, contiguous private open space shall have a
minimum dimension of ten (10) linear feet horizontally in each direction with an
unobstructed vertical height of seven (7) feet. In addition, it shall be enclosed by a
fence or building walls on all sides.

c.

For other properties, contiguous private open space shall have a minimum
dimension of six (6) linear feet horizontally in each direction with an unobstructed
vertical height of seven (7) feet. In addition, it shall be enclosed by a fence or
building walls on all sides.

Common open space:
a.

General common open space shall have a minimum dimension of 15 linear feet
horizontally in each direction with an unobstructed vertical height of seven (7)
feet. In addition, it shall have a minimum overall area of 500 square feet.

b.

Main common open space areas shall have a minimum dimension of 20 linear
feet horizontally in each direction with an unobstructed vertical height of seven
(7) feet. In addition, it shall have a minimum overall area of 1,000 square feet.

c.

A minimum 75 percent of common open space areas shall be fully landscaped
with irrigation. Street setbacks, driveways and walkways to unit entrances shall
not count towards open space requirements.

Balconies and Recreation Rooms:
a.

For properties zoned R-2 and R-3, up to 25 percent of the overall open space may
be in the form of balconies. When used as private open space, the balcony shall
be directly accessible only from the unit which it serves.

b.

For all other properties, up to 50 percent of the overall open space may be in the
form of balconies. When used as private open space, the balcony shall be directly
accessible only from the unit which it serves.

c.

For properties zoned R-3 with ten (10) or more units, up to 600 square feet of the
overall open space may be in the form of recreation rooms.

d.

For properties zoned R-4, C-0 and C-2, or within one-quarter (¼) mile of a Major
Transit Stop and zoned C-3, up to 800 square feet of the overall open space may
be in the form of recreation rooms.

Open space reduction. For projects that are within one-quarter (¼) mile of a park or
community center, the open space requirement may be reduced by 50 square feet per
unit. However, this reduction shall not apply if a freeway, river, wash or railroad
separates the project from the park or community center.
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Comment [JM32]: Staff has created a map
showing which properties would be effected. This
will be presented at the Planning Commission
meeting.

E.

Undergrounding of Utilities. For all developments with five (5) or more dwelling units, all
utility distribution lines including but not limited to electric, communication, natural gas
and cable TV lines shall be placed underground.

F.

Lighting System. For all developments with three (3) or more dwelling units, an on-site
lighting system shall be installed for all parking areas, vehicular access ways and along
major walkways. Such lighting shall be directed onto driveways and walkways within the
project and away from the dwelling units and adjacent properties.

G. Other Development Standards. Table 17.24-4 below denotes additional development
standards found in other Chapters or Sections of this Title that apply to Multiple-family
Dwelling Zones:
Table 17.24-4 – Other Development Standards
Development Standard

Chapter or Section

Existing flag lots

17.60.010

Height exceptions and restrictions

17.60.020

Landscaping
Outdoor lighting
Parking

17.72 and 17.74
17.60.040
17.70

Private streets and private driveways

17.60.060

Refuse storage facilities

17.60.080

Screening

17.60.100

Walls, fences and hedges

17.60.120

Yard encroachments

17.60.130
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DIVISION 7 – PARKING & LANDSCAPING REGULATIONS
CHAPTER 17.50 – PARKING REGULATIONS

(note: only parking requirements for residential zoning districts are listed)
Table 17.70-2 – Parking Requirements by Use (FULLY UPDATED)
Residential Uses:

All single-family
zones (R-1A, R-1B,
R-1C & RHOD)

Square footage or
number of bedrooms: 1

All multiple-family
zones (R-2, R-3 and R-4)

Minimum number of parking spaces:

2,000 square feet or
4 bedrooms:

2 parking spaces within a fully
enclosed garage.

Each additional 300
square feet or each
additional bedroom:

1 additional parking space – either
within a fully enclosed garage or an
open space (9 feet by 20 feet) within
the driveway.
Minimum
number of
parking spaces:

Minimum number
of parking spaces
if within ¼-mile
of an MTS 2:

Studio

1.5

1.5

1 bedroom

2.0

1.75

2 bedroom

2.5

2.0

2,000 square feet or
3 bedroom

3.0

2.5

2,300 square feet or
4 bedroom

3.0

2.5

2,600 square feet or
5+ bedrooms

3.5

3.0

Guest parking
(R-3 and R-4)
4 or more units:

1 guest per
4 units; with a
minimum of
2 space provided

1 guest per
6 units; with a
minimum of
2 space provided

Square footage or
number of bedrooms:

Comment [JM1]: Since staff is only presenting
the residential Chapters at this Study Session, only
parking for residential uses are included. The final
Chapter will include all uses.

1

The higher of the two shall apply. For example, if a unit in the R-4 zone is 2,300 square feet with 5 bedrooms, the
parking requirement shall be 3.5 spaces.
2
An MTS, or Major Transit Stop, as defined in Section 21155.b of the California Public Resources Code.
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Comment [JM2]: Staff does not recommend
revising the parking standards for single-family
residential.

Comment [JM3]: One reoccurring theme staff
heard from developers was that parking should be
based on number of bedrooms, rather than square
footage.
Currently, staff uses square footage for multiplefamily zones and number of bedrooms for MixedUse Zones and the Downtown Specific Plan.
Staff recommends focusing on number of
bedrooms. However, staff still recommends
including some limits on square footage (for larger
dwellings).
At the Planning Commission Study Session, staff will
compare the current and proposed parking
requirements. In addition, it will compare the
proposed to other cities.
Overall, the parking requirements have been
reduced, but not at a significant level.
Comment [JM4]: Staff recommends increasing
the number of guest spaces, and having a minimum
requirement of 2 for smaller projects.
Comment [JM5]: Staff recommends increasing
the number of guest spaces, and having a minimum
requirement of 2 for smaller projects.

Table 17.70-2 – Parking Requirements by Use (continued) (RENUMBERED)
Residential Uses (continued):

Senior housing:

Very low and lower
income housing units:

Moderate income
housing units:

All residential types:

Project size:

Minimum number of parking spaces:

20 units or less:

1 parking space per unit.

21 units or more:

0.5 parking spaces per unit, with a
minimum of 20 parking spaces.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 space provided.

10 units or less:

1 parking space per unit.

11 units or more:

0.5 parking spaces per unit, with a
minimum of 10 parking spaces.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 space provided.

Per unit:

2 parking spaces within a fully enclosed
garage.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 spaces provided. For units in the R-1
or R-2 zones, guest parking may be
provided in a private driveway.

All garages shall have an automatic garage door opener. For
detached units, either on separate lots or within a Planned
Residential Development, the additional open spaces may be located
on the garage apron for the dwelling unit, provided that the space
does not interfere with the common driveway and each additional
space is a minimum of 9 feet wide and 20 feet deep.
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Comment [JM6]: Staff does not recommend
changes to the parking requirements for the
specialized residential uses listed below.

DIVISION 15 – DEFINITIONS
CHAPTER 17.150 – USE DEFINITIONS
(note: only uses noted in residential zoning districts are listed)
"Accessory building" means a detached subordinate building or structure, the use of which
is customarily incidental to that of the main building or to the main use of the land, and which is
located on the same lot with the main building or use. Accessory buildings are not to be used
for habitation.
“Accessory dwelling unit” or “ADU” means an attached or a detached residential dwelling
unit which provides complete independent living facilities for one or more persons. It shall
include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the proposed or existing primary single-family or multifamily dwelling is or will be
situated. It shall include the following: (i) an efficiency unit, as defined in Health and Safety
Code Section 17958.1; and (ii) a manufactured home, as defined in Health and Safety Code
Section 18007.
“Accessory dwelling unit, Junior” or “Junior ADU” means a unit that is no more than 500
square feet in size and contained entirely within a single-family residence. A junior accessory
dwelling unit may include separate sanitation facilities, or may share sanitation facilities with
the existing structure.
"Accessory use" means a use naturally and normally incidental to, subordinate to and
devoted exclusively to the main use of a lot or a building located on the same lot, and that is
not independent of the principal use.
"Animals, breeding and raising" means the keeping and raising of small animals such as
poultry, fowl, nutria, birds, rabbits, chinchilla, earthworms, fish, frogs and bees for domestic or
commercial use.
"Animals, horses" means the keeping of horses on a residentially zoned and used property.
"Animals, husbandry products" means a branch of agriculture concerned with animals that
are raised for meat, fiber, milk, eggs or other products. Any program of animal husbandry shall
be formally sponsored, conducted or approved by the Future Farmers of America, Boys Scouts
of America, Four-H-Club or any similar non-profit group.
"Boarding or rooming house" means a residence or dwelling, other than a hotel, wherein
three (3) or more rooms, with or without individual or group cooking facilities, are rented to
individuals under two (2) or more separate written or oral rental agreements or leases whether
or not an owner, agent, or rental manager is in residence, in accordance with California
Attorney General Opinion No. 01-402. The definition does not include licensed alcoholism or
drug abuse recovery or treatment facilities.
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Comment [JM1]: Since staff is only presenting
the residential Chapters at this Study Session, only
definitions of residential uses are included. The final
Chapter will include all uses.

“Care facility” means one of the following:
"Adult daycare program" means any community-based facility or program
that provides care to persons 18 years of age or older in need of personal services,
supervision or assistance essential for sustaining the activities of daily living for the
protection of these individuals on a less than 24-hour basis, as defined by California
Health and Safety Code Section 1502(a)(2).
"Alcoholism treatment facility" or “drug abuse recovery or treatment facility”
means any premises, place or building approved and licensed by the State
Department of Drug and Alcohol Programs that provides 24-hour residential
nonmedical services to adults who are recovering from problems related to alcohol,
drug or alcohol and drug misuse or abuse. The use provides alcohol, drug or alcohol
and drug recovery treatment or detoxification services, as defined by California
Health and Safety Code Section 11834.02.
“Community care facility” means any facility, place, or building that is
maintained and operated to provide nonmedical residential care, day treatment or
foster family agency services for children, adults, or children and adults including,
but not limited to, the physically handicapped, mentally impaired and abused or
neglected children pursuant to California Health and Safety Code Section 1500(a).
Services provided may include assistance in dressing and bathing; supervision of
client activities; monitoring of food intake; or oversight of the client's property, or
other activities provided for the care and supervision of the client as set forth in
California Code of Regulations Section 80001(c)(3). This definition does not include
adult daycare, elder care or social rehabilitation facilities.
"Elder care facility" or “assisted living facility” means a housing arrangement
licensed by the California Department of Social Services chosen voluntarily by
persons 60 years of age or over, or their authorized representative, where varying
levels and intensities of care and supervision, protective supervision, personal care
or health-related services are provided, based upon residents' varying needs as
defined in California Health and Safety Code Section 1569 et seq. A residential care
facility for the elderly may house residents less than 60 years of age with
compatible needs pursuant to California Health and Safety Code Section 1569.316
and provide levels of care pursuant to California Health and Safety Code Section
1569.70. This definition does not include adult daycare or community care facilities.
“Social rehabilitation facility” means any residential facility that provides
social rehabilitation services for no longer than 18 months in a group setting to
adults recovering from mental illness who temporarily need assistance, guidance or
counseling. Program components shall be subject to program standards pursuant to
Article 1 (commencing with Section 5670) of Chapter 2.5 of Part 2 of Division 5 of
the Welfare and Institutions Code. This definition does not include other types of
community care facilities.
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Comment [JM2]: In many cases, uses are
bundled under a banner use. Here is “Care Facility,”
and under it are 5 different uses that fall under that
banner.

“Child care facility” or “child care center” means a state-licensed facility providing day care
for children. This use includes nursery schools, day nurseries, infant day care centers, and
cooperative day care centers, and excludes family daycare homes.
"Community gardens" means a single piece of land gardened individually by one person or
collectively by a group of people. Community gardens utilize either individual or shared plots on
private or public land for the cultivation of fruits, vegetables, herbs, flowers and/or plants
grown for their attractive appearance, personal consumption and/or donation.
"Correctional facility" means a facility, whether owned and/or operated by an individual, a
for-profit or not-for-profit entity used for the housing or provision of services for persons who
either: (i) are serving a sentence from a federal, state or county court and are under restraint,
supervision or security; or (ii) have served a sentence or have been released from a federal,
state or county prison or jail but are living under government supervision by a government
funded program.
"Emergency shelter" means a facility that provides immediate and short-term housing and
supplemental services to homeless persons or families. Supplemental services may include
food, counseling, and access to other social programs pursuant to California Health and Safety
Code Section 50801.
“Family daycare home” means a facility that regularly provides care, protection, and
supervision for 14 or fewer children, in the provider’s own home, whether rented, leased, or
owned for periods of less than 24 hours per day, while the parents or guardians are away as
licensed by the California Department of Social Services and is either of the following:
“Small family daycare home” means a facility that provides care, protection,
and supervision for less than (7) children, inclusive, including children under ten
(10) years of age who reside at the home, as set forth in Section 1597.44 of the
California Health and Safety Code and as defined in regulations.
“Large family daycare home” means a facility that provides care, protection,
and supervision for seven (7) to 14 children, inclusive, including children under ten
(10) years of age who reside at the home, as set forth in Section 1597.465 of the
California Health and Safety Code and as defined in regulations.
“Garage sales” means the sale of personal property in, at or upon any residentially zoned
property, or upon any commercially zoned property independent of any business licensed
under Chapter 5.08 of this Title to conduct retail sales upon such property. Garage sales can
also be known as yard sales, front yard sales, back yard sales, home sales, patio sales and
rummage sales.
“Greenhouse, private” or “Conservatory” means a building or room with a maximum area
of 500 square feet with glass roofing and walls to maximize sun exposure for the growing of
flowers, plants, vegetables and fruit trees. In most instances, they are stand-alone structures. If
they are attached to the dwelling, it would only be attached on one side.
"Home occupation" means an activity for compensation carried on in a residential zone by
the occupant of a dwelling as a secondary use in connection with which there is no display, no
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stock in trade, no commodity sold upon the premises, no person employed upon the premises,
and no mechanical equipment used except such as is necessary or customary for housekeeping
purposes. Furthermore, these activities are restricted to receipt of mail and use of telephone
and facsimile only. Activities excluded are as follows: hairdressing, manicuring, barbering,
laundering of clothes or other articles, massaging, physiotherapy, carpentry, automobile
repairing, manufacturing and parts assembly. These activities are not home occupations if to
any extent engaged in or carried on for profit or for anything of value, or if any of the products
thereof are sold or exchanged for anything of value.
"Land use" means the way a property is used, or a building thereon is or may be occupied
or maintained for human purposes or economic activities. In the City of El Monte, uses are
divided into the following categories:
“Nonresidential use” means any use that is not a residential use. This includes
nonresidential uses that are part of mixed-use projects.
“Mixed-use” means a complementary mix of residential, commercial and/or
office uses in a single district. Mixed-use is primarily categorized as one of the
following:
“Horizontal” means the nonresidential and residential portions are in
different buildings but on the same property. Typically, the
nonresidential is in the portion facing the street where visibility is
higher.
“Vertical” means the combination of uses are in the same building.
Typically, the nonresidential occupies the bottom portion of the
building, with the residential on the upper portions.
“Walkable” means a project that has elements of horizontal and vertical
in close proximity to each other.
“Residential use” means a use in a building or portion of a building which is a
person’s permanent principal residence. This does not include recreational vehicles,
emergency shelters, hotels, motels or assisted living facilities.
"Manufactured housing" means a manufactured home as defined by Section 18007 of the
California Health and Safety Code, generally defined as a structure constructed on or after June
15, 1976, transportable in one or more sections, built on a permanent chassis and designed to
be used as a single-family dwelling with or without a foundation system when connected to the
required utilities.
"Mobilehome" means a mobilehome as defined by Section 18008 of the California Health
and Safety Code, generally defined as a structure constructed prior to June 15, 1976,
transportable in one or more sections, built on a permanent chassis and designed to be used as
a single-family dwelling with or without a foundation system when connected to the required
utilities. Mobilehome does not include a “recreational vehicle”, as defined in Section 799.29 of
the Civil Code and Section 18010 of the California Health and Safety Code and does not include
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a “commercial coach” or “commercial modular” as defined in Section 18001.8 of the California
Health and Safety Code.
"Mobilehome park" or “Trailer park” means any lot designated, used, or intended to be
used for the parking of two (2) or more mobilehomes.
"Outdoor sporting field, private” means an outdoor area on private property used for
playing outdoor sports such as tennis, basketball, volleyball, baseball/softball and soccer. The
field shall be to the rear of, and ancillary to, the main dwelling unit. The field shall be for use for
those who live on the property and their guests. The field may or may not be illuminated. It
may also require over-height fencing. This definition does not include public or private
recreation facilities.
"Philanthropic" or “Charitable institutions” means any nonprofit nongovernmental entity
that utilize donated assets and income to provide social useful services. Community
foundations, endowments and charitable trusts are types of philanthropic organizations.
“Planned residential development” means a type of residential project where regulations
are intended to facilitate greater flexibility, and, consequently, more creative and imaginative
designs than generally is possible under conventional zoning or subdivision regulations. Projects
are typically larger and place a greater emphasis on open space, amenities, walkability and
access to bicycling and transit and recreation facilities.
“Recreation facilities” means one of the following:
“Commercial recreation facilities, indoors” means a building or place that
provides participant or spectator recreation that is open to the public for a fee. This
definition includes uses such as billiards parlors, bowling alleys, family
entertainment centers, health clubs, ice- or roller-skating rinks, table tennis and
indoor swimming pools. Health clubs less than 3,500 square feet in gross floor area
may be classified as a general personal care facility.
“Commercial recreation facilities, outdoors” means a primarily outdoor use
that provides participant or spectator recreation that is operated as a business and
open to the public for a fee. This definition includes uses such as amusement parks,
golf courses, miniature golf course, equestrian establishments, tennis courts and
outdoor swimming pools.
“Recreation facilities, private” means a privately owned recreational facility
which generally require some form of membership or residence. This may include
tennis, basketball or swimming clubs. This definition does not include membership
health clubs. In addition, it does not include recreation amenities on private
property for the exclusive use of the residents of that property.
“Recreation facilities, public” means public parks, play lots, picnic areas,
playgrounds, sports courts, equestrian establishments and athletic fields for noncommercial neighborhood or community use. The definition does not include the
same facilities that are privately owned or commercial facilities.
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“Religious institutions” means a building or structure and/or group of buildings or
structures, which by design and construction are primarily intended for religious assembly, or
the conducting of organized religious service, ceremonies or worship and accessory uses
associated therewithin. Religious institutions shall include, but are not limited to chapels,
churches, mosques, synagogues, shrines, and temples. They may also include ancillary uses
such as kitchens, offices, meeting rooms and gathering halls and ancillary buildings such as
rectories, monasteries and convents.
"Residential dwellings" means a building or portion thereof designed for residential
purposes and approved by the city and improved with full utility services including connection
to a public sewer or local septic tank. Main examples include the following:
"Dwelling unit" means one or more rooms in a dwelling which are designed for
and occupied by, or available for occupancy by, a single household, but not
including guest rooms in hotels, motels or boarding and lodging houses. A dwelling
unit is further defined as having only one kitchen.
“Family, One-” or “Single-” means a building containing one dwelling unit
located on a single lot or property. This use includes mobile homes and factory-built
housing. Additional dwelling units may be permitted on a single lot or property in
the R-1 zone, depending on the property’s lot width and square footage, under
limited conditions.
“Family, Two-” means two dwelling units on a lot or property that is not zoned
R-1. Units can be attached or detached. [New term or carve out for two-family
dwelling units on a lot or property that is zoned R-1, attached or detached?]
“Family, Multi-” or “Multiple-” means three or more dwelling units on a lot
that is not zoned R-1 or MMU. Units can be attached or detached.
“Schools and educational institutions” means a building or group of buildings, primarily
intended for educational purposes, including establishments furnishing onsite and/or online
courses or offerings, and customary ancillary uses such as a cafeteria or kitchen facilities,
playground, offices and gathering spaces. Schools and educational facilities include the
following:
“Preschool” means an early childhood setting where two (2) to five (5) year old
children receive education and care. Children can experience preschool in a variety
of settings, including child care centers, government funded prekindergarten
programs such as Transitional kindergarten (TK) and Head Start, and private
preschool programs.
“Schools – public or private” means public or private elementary, middle,
junior high and high schools serving kindergarten through 12th grade students,
including denominational and sectarian, boarding schools and military academies.
The definition does not include preschools or family daycare homes.
“Schools – specialized education and training” means a wide range of
business, secretarial and vocational schools offering specialized trade and
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commercial courses. This includes specialized non-degree-granting schools offering
subjects such as airplane flying, art, computers, cooking, dance, drama, driver
education, language, music and religion. Also includes seminaries and other
facilities exclusively engaged in training for religious ministries. Facilities,
institutions, and conference centers are included that offer specialized programs in
personal growth and development (e.g., arts, communications, environmental
awareness, and management).
“Tutoring and educational centers” mean a business where supplemental
educational instruction in specific subjects and skills is provided to school-age
children.
“Senior Housing” means a congregation of aged-restricted dwelling units with kitchen
facilities in each unit and there is at least one occupant who is aged 55 years or older. Typically,
such housing developments include facilities for the preparation and serving of food and
alcohol beverages to its residents and guests, activity areas, fitness and exercise areas and/or
other common amenities and services.
“Showroom sales” means an establishment that displays merchandise, but has minimal or
no onsite customer retail sales. The items on display can include preowned items (e.g. an
Auction House) or items devoted to a particular subject or industry (e.g. restaurant equipment
or bathroom fixtures).
“Single Room Occupancy (SRO) unit” or “efficiency unit” means housing consisting of
single-room dwellings units typically with no more than 400 square feet of habitable space that
is the primary residence of its occupant or occupants. The unit must contain either food
preparation or sanitary facilities (and may contain both). The definition does not include
accessory structures (e.g. a garage) or an Accessory Dwelling Unit (ADU) or a Junior Accessory
Dwelling Unit (ADU).
“Trailer, temporary” means one (1) trailer that may be used as a temporary residence
during the construction of a permanent residence for a maximum of 90 days. The trailer must
be located on the same site where the permanent residence will be located and must be
occupied by the same people that will ultimately live in the permanent residence.
"Transitional housing" or "supportive housing" means temporary rental housing intended
for occupancy by target populations transitioning to permanent housing that is operated under
program requirements calling for the termination of assistance and recirculation of the assisted
unit to another eligible program recipient at some predetermined future point in time, which
shall be no less than six (6) months (per Health and Safety Code 50675.2(h)).
“Transitional parking” means a parking lot on a residentially zoned property that abuts a
property that is zoned C-O, C-2, C-3 and MMU and developed with a permitted use.
"Transitional use" means a legal nonconforming use that is less legal nonconforming than
the most previous use. This may apply to properties that had industrial uses on properties that
are now zoned for commercial uses or commercial uses on properties that are now zoned for
residential uses.
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DIVISION 2 – RESIDENTIAL ZONES & OVERLAYS
CHAPTER 17.20 – ONE-FAMILY DWELLING RESIDENTIAL ZONES
Sections.
17.20.010 – Summary of the Zoning Districts.
17.20.020 – Purpose.
17.20.030 – Applicability
17.20.040 – Permitted Uses.
17.20.050 – Development Standards.
17.20.010 – Summary of the One-Family Dwelling Residential Zoning Districts. (NEW)
A.

R-1A (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes smaller lots that allows for one (1)
dwelling unit on each lot.

B.

R-1B (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes deeper lots that allows for two (2)
or more detached dwelling units on each lot under limited conditions. Also includes smaller
lots that allow for one (1) dwelling unit on each lot.

C.

R-1C (One-family Dwelling Zone) – Consistent with the General Plan Land Use Designation
of Low Density Residential. This zone primarily includes deeper lots with one (1) dwelling
on each lot that allows for the keeping of horses and other large, domesticated animals.
Many lots currently are, or previously were, developed with equestrian uses.

17.20.020 – Purpose. (FULLY UPDATED)
A.

Provide a variety of single-family residential dwellings built to suburban standards
characterized by single- and two-story structures separated by ample green space to suit a
spectrum of individual lifestyles and needs.

B.

Maintain the existing character of the City’s low-density, single-family residential
neighborhoods, while providing new opportunities for unit additions and infill housing.

C.

Ensure that the scale and design of new development, alterations and additions to existing
dwellings are compatible with the scale, mass and character of their neighborhoods, and
protect adjacent properties from unreasonable obstruction of light and air.

D.

Provide for appropriate densities within the ranges established in the General Plan.

E.

Provide opportunities for other neighborhood uses such as schools, parks, religious
assembly, community centers and daycare centers that serve and are compatible with the
surrounding residential neighborhood.
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17.20.030 – Applicability. (NEW)
This Chapter identifies allowable land uses, permitted requirements and development
standards for One-family Dwelling Zones and applies to all areas in the City identified with the
R-1A, R-1B, or R-1C on the City's Zoning Map.
17.20.040 – Permitted Uses. (FULLY UPDATED)
A.

Table 17.20-1 below prescribes the land use regulations for One-family Dwelling Zones.
The regulations for the One-family Dwelling Zones are established by letter designations
listed below. Additional use-specific regulations are denoted in the right hand column.
These designations apply strictly to the permissibility of land uses; applications for building
structures may require other discretionary review.
Table 17.20-1 – Permitted Uses – One-family Dwelling Zones
Land Use

R-1A

R-1B

R-1C

Notes

Residential dwellings, single-family, one (1)
on a lot

P

P

P

Residential dwellings, single-family, two (2) or
more detached on a lot

--

P

--

Residential dwellings, single-family, greater
than one (1) story

P

P

DR1

Manufactured housing

P

P

--

Planned Residential Development (PRD)

--

PR

--

Transitional or supportive housing

P

P

P

Urban dwelling

P

P

P

17.110.600 and
17.110.620

Accessory building

P

P

P

17.110.020

Accessory Dwelling Unit (ADU)

P

P

P

17.110.040

Accessory Dwelling Unit (ADU), Junior

P

P

P

17.110.040

Garage sales

P

P

--

5.44

Greenhouses or conservatories, private

P

P

P

Home occupation

P

P

P

MU

MU

--

Residential – Main Uses

17.122

17.126

Residential – Ancillary Uses

Lighted outdoor sporting field, private

1

17.110.300

A maximum of 1½-stories with Community Development Director approval in the R-1C zone and RHOD overlay.
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Table 17.20-1 – Permitted Uses – One-family Dwelling Zones (continued)
Residential – Ancillary Uses (continued)

R-1A

R-1B

R-1C

P

P

P

Animals, breeding and raising

--

P

P

Animals, horses

--

P

P

Animals, husbandry products

--

C

C

MU

MU

MU

With less than (7) residents

P

P

P

With seven (7) or more residents

C

C

--

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

--

Small, for less than seven (7) children

P

P

P

Large, for seven (7) to 14 children

P

P

P

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

--

Less than nine (9) children

P

P

P

Nine (9) or more children

C

C

--

Private

C

C

--

Public

P

P

P

P

P

--

Trailer, temporary

Notes

Agricultural & Animals

Community gardens
Residential Care Uses
Boarding or rooming houses –

Community care facility –

Daycare homes, family –

Elder care or adult daycare facility –

Preschools –

Public and Quasi-Public Uses
Educational institutions, including elementary,
junior, middle or high schools –

Government or government related facility
that provides a public service.
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Table 17.20-1 – Permitted Uses – One-family Dwelling Zones (continued)
Public and Quasi-Public Uses (continued)

R-1A

R-1B

R-1C

Recreation facilities, private

C

C

--

Recreation facilities, public

P

P

P

Transitional parking

C

C

--

Transitional uses

C

C

--

Utility facility, public

C

C

--

Notes

Other Uses

Wireless facility

See notes

17.110.580
17.90 and 17.92

Key:
“--” Not permitted.
“P” Permitted by-right.
“DR” Permitted after the review and approval of the Community Development Director.
“C” Permitted after the review and approval of a Conditional Use Permit (CUP).
“MU” Permitted after the review and approval of a Minor Use Permit (MUP).
“PR” Permitted after the review and approval of a Planned Residential Development (PRD) Permit.

B.

Unlisted permitted uses. Any land use not listed in Table 17.20-1 is not permitted in the
One-family Dwelling Zones.

17.20.050 – Development Standards. (FULLY UPDATED)
A.

Table 17.20-2 below prescribes the development standards for One-family Dwelling Zones:
Table 17.20-2 – Development Standards – One-family Dwelling Zones
Development Standard

R-1A

R-1B

R-1C

One-family
dwelling

One-family
dwelling

One-family
dwelling

2 stories
& 30 ft.

2 stories
& 30 ft.

1½ stories
& 25 ft.

1 story: 14 ft.
2 stories: 24 ft.

1 story: 14 ft.
2 stories: 24 ft.

18 ft.

1st story front

20 ft.

20 ft.

20 ft.

2nd story front

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

5 ft.

5 ft.

5 ft.

Land use description
Maximum height
Maximum top plate height
Yard Setbacks

1st story interior side
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Table 17.20-2 – Development Standards – One-family Dwelling Zones (continued)
Yard Setbacks

R-1A

R-1B

R-1C

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

1st story street side

10 ft.

10 ft.

10 ft.

2nd story street side

5 ft. additional
from the 1st story

5 ft. additional
from the 1st story

N/A

10 ft.

20 ft.

35 ft.

Area

7,260 sq. ft.

7,260 sq. ft.

10,000 sq. ft.

Width

60 ft.

60 ft.

60 ft.

Width, cul-de-sac

35 ft.

35 ft.

35 ft.

Depth

100 ft.

100 ft.

100 ft.

R-1A

R-1B

R-1C

2nd story interior side

Rear
Minimum Lot Dimensions

Maximum Density
<100 ft. of frontage
101 to 150 ft.

1 unit/ 8,720 sf.
1 unit/lot

>150 ft. of frontage

1 unit/ 7,920 sf.

1 unit/lot

1 unit/ 7,260 sf.

Maximum Floor Area
<10,000 sq. ft.

0.35

10,001 to 15,000 sq. ft.

0.30 or 3,500 sq. ft., whichever is greater

15,001 to 20,000 sq. ft.

0.25 or 4,500 sq. ft., whichever is greater

>20,000 sq. ft.

0.20 or 5,000 sq. ft., whichever is greater

Other Standards
Maximum lot coverage

35%

30%

30%

Minimum dwelling size

1,000 sq. ft.

1,000 sq. ft.

1,000 sq. ft.

Minimum distance
between dwellings

N/A

40 ft. (i.e., the
minimum front and
rear yard)

N/A

Minimum distance
between other structures

6 ft.

6 ft.

6 ft.
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Illustration 17.20-1. Height and Setbacks

B.

Undergrounding of Utilities. For all developments with five (5) or more dwelling units, all
utility distribution lines including but not limited to: electric; communication; natural gas
and cable TV lines shall be placed underground.

C.

Lighting System. For all developments with three (3) or more dwelling units, an on-site
lighting system shall be installed for all parking areas, vehicular access ways and along
major walkways. Such lighting shall be directed onto driveways and walkways within the
project and away from the dwelling units and adjacent properties.

D.

Keeping of Animals:
1.

The following are permitted in the R-1B and R-1C zones:
a. The breeding, hatching, raising and fattening of poultry, fowl, nutria, birds,
rabbits, chinchillas, earthworms, fish, frogs and bees shall be permitted for
domestic or commercial use.
b. The keeping of horses:
i.

In the R-1B zone, the lot shall have a minimum area of 21,780 sq. ft., with no
more than one (1) horse permitted per one-quarter acre.

ii. In the R-1C zone, the lot shall have a minimum area of 7,500 sq. ft., with no
more than one (1) horse permitted per 7,500 sq. ft. of lot area.
c.

The keeping of other animals in the R-1C zone:
i.

Up to three (3) female goats and the offspring less than one (1) year of age.

ii. Up to three (3) sheep and the offspring less than one (1) year of age.
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iii. One (1) cow, but only for personal use of the family residing upon the
premises.
iv. Any program of animal husbandry as a member of any national or nonprofit
educational or character building organization, for the family residing upon
the premises.

E.

2.

There shall be no killing or dressing of any animals or poultry for commercial purposes.

3.

Animal enclosures and related activities. Refer to Section 17.12.040(F) (Rurban
Overlay) of this Title.

Other Development Standards. Table 17.20-3 below denotes additional development
standards found in other Chapters or Sections of this Title that apply to One-family
Dwelling Zones:
Table 17.20-3 – Other Development Standards
Development Standard

Chapter or Section

Additions to nonconforming setbacks

17.16.020(D)

Existing flag lots

17.60.010

Height exceptions and restrictions

17.60.020

Landscaping
Outdoor lighting
Parking

17.72 and 17.74
17.60.040
17.70

Private streets and private driveways

17.60.060

Screening

17.60.100

Walls, fences and hedges

17.60.120

Yard encroachments

17.60.130
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CHAPTER 17.22 - RURBAN HOMESTEADS OVERLAY DISTRICT
Sections.
17.22.010 – Purpose.
17.22.020 – Applicability.
17.22.030 – Use Regulations.
17.22.040 – Development Standards.
17.22.010 - Purpose. (RENUMBERED)
The Rurban Homesteads Overlay District was established to preserve rural character,
promote a low-density, rural residential lifestyle, and ensure continued availability of lots that
allow animal keeping, agricultural cultivation and retain the area's homestead heritage.
It is the intent of the Rurban Homesteads Overlay District to protect areas for low-density,
rural development by retaining large lots in a configuration that enables animal raising and
keeping and to ensure that new residential development and alterations and additions to
existing residences are compatible with the scale, mass and character of the rural
neighborhood.
17.22.020 - Applicability. (NEW)
The Rurban Homesteads Overlay District applies to all areas in the City identified with the
RHOD on the City's Zoning Map.
17.22.030 – Use Regulations. (RENUMBERED)
No lot, premise, building, or structure in the Rurban Homestead Overlay District shall be
used for any use or purpose other than those specified below:
A. One-family Dwelling. Not more than one (1) one-family dwelling on any lot as defined by
Chapter 17.120 (Use Definitions) of this Title. For legal nonconforming lots with more than
one (1) dwelling, the approval of a Minor Use Permit shall be required for any addition.
B.

Accessory Buildings. Accessory buildings necessary or incidental to each one-family
dwelling, located on the same lot or parcel of land, including a private garage for each
lawful dwelling. The capacity of each such garage shall not exceed three (3) automobiles.
See Section 17.70.020 (Accessory Buildings) of this Title for additional standards.

C.

Accessory Dwelling Units (ADUs). Accessory Dwelling Units are regulated pursuant to
Section 17.70.040 (Accessory Dwelling Units) of this Title. The architectural style and
materials the accessory dwelling unit shall match the architectural style and materials of
the primary building on the property.

D. Horses. The keeping of not more than one (1) horse for each 7,500 square feet of lot area.
E.

Other Animals. The keeping of not more than three (3) female goats and their offspring less
than one (1) year of age, and the keeping of not more than three (3) sheep and their
offspring less than one (1) year of age, and the keeping of not more than one (1) cow, but
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only for the personal use of the family residing upon the premises or in the conduct by any
member of the family residing upon the premises of any program of animal husbandry as a
member of any national or nonprofit educational or character building organization.
17.22.040 – Development Standards. (RENUMBERED)
The regulations applicable to lots, premises, buildings and structures in the underlying zone
shall apply to and be complied with as to every lot, premises, building, and structure in the
Rurban Homesteads Overlay District.
A. Minimum Lot Area and Width. Each lot shall have a lot area of not less than 10,000 square
feet and a width of not less than 60 feet at the mid-point measured between the front and
rear lot lines; provided, however, that when a lot has less area than herein required and
was recorded at the time of the effective date of the ordinance codified in this Title, the lot
may be occupied by not more than one (1) dwelling unit.
B.

Street Frontage Required. Every lot shall abut a public street for a distance of at least 60
feet. Flag lots and Planned Residential Developments (PRDs) shall be prohibited.

C.

Lot Design. Lots shall be rectangular in shape, with side parcel lines as close as practical to
ninety-degree angles with front and rear parcel lines. Lot depth shall be a minimum of two
(2) times the lot width. PRDs and flag lots are prohibited.

D. First Floor Top Plate Height. First floor top plate height shall not exceed 12 feet in the front
one-third (1/3) of the structure.
E.

Building Height. The maximum allowable height is 25 feet and one (1) and one-half (½)
stories. New development, additions and alterations that will result in more than one (1)
story are subject to the following:
1.

Configuration. Floor area above the first story shall be wholly built into the framing of
the roof.

2.

Floor area limit. Habitable floor area above the first story shall not exceed 60 percent
of the first story roofed area.

3.

Dormer. Dormers shall not exceed the height of the building ridge line, shall not
overhang the outer face of the wall below, or exceed 60 percent of the length of the
roof.

4.

Balconies or patios. Balconies or patios above the first floor are prohibited.

5.

Design Review. All applications for new development or additions that will result in
more than one (1) story shall require Design Review pursuant to Chapter 17.110
(Design Review) of this Title and as follows:
a.

Application requirement. In addition to other materials required for the submittal
of a Design Review application, supporting materials shall be submitted to
describe and provide visual representation of existing conditions and the
proposed project. Supporting materials may include, but are not limited to:
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statements; photographs; plans; drawings; renderings; models; material samples;
and the erection of story poles at the site.

F.

b.

Review Authority. Design Review shall be conducted by the Community
Development Director.

c.

Notice. At least ten (10) days prior to the date of action, notice of the application
shall be posted on-site and mailed to all residents and property owners of record
within a 300 foot radius of the subject property as shown on the latest available
assessment roll. The notice shall include a general description of the application,
the location of the property, the date of the decision, the procedure for
submitting comments, and the procedure for appealing the decision.

d.

Call-up for Planning Commission review. The Community Development Director
may refer items directly to the Planning Commission when, in his/her discretion,
the public interest would be better served by having the Planning Commission
conduct Design Review. In addition, the applicant or any resident or property
owner within the mailing radius may submit a written request to the Director for a
call-up.

e.

Appeals. If any interested party, or the applicant who filed the Design Review is
dissatisfied with any requirement, ruling, finding or disapproval by the Community
Development Director, he or she may file an appeal with the Planning Commission
Secretary to have the case reviewed by the Planning Commission. The appeal shall
contain a written statement of the grounds for the appeal. The filing must take
place within ten (10) days following the Planning Commission’s decision. If City
Hall is closed on the tenth day, the deadline to file an appeal shall automatically
extend to the next day City Hall is open to the public.

Animal Enclosures and Related Activities. Animal enclosures include barns, stables, corrals,
pens, coops, bins, chutes or other enclosures designed or used for the keeping or shelter of
animals. These standards shall not apply to fenced pastures or other contained animal
grazing or roaming areas.
1.

Location. Roofed animal enclosures shall be set back a minimum of 75 feet from the
front lot line and 35 feet from any dwelling or other building used for human
habitation other than the dwelling of the owner.

2.

Size.
a.

Unroofed animal enclosure areas shall not count towards floor area calculations,
accessory structure size or lot coverage. Up to 800 square feet of roofed animal
enclosures shall be exempt from floor area calculations and accessory structure
size. In addition, roofed animal enclosures greater than 800 square feet and
existing prior to May 1, 2018, shall be exempt from floor area calculations and
accessory structure size.

b.

Animal housing, premises and quarters must be of sufficient size, kept clean and in
a sanitary condition, properly ventilated and in good repair at all times. Sufficient
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size is defined as a minimum of 500 square feet of interior measurement of corral
space and, for horses, each individual box stall must contain a minimum
dimension of eight (8) feet in width and 12 feet in length.
3.

Animal enclosures shall comply with all development standards of the land use district
and adopted City codes.

4.

Maintenance.

5.

6.

a.

Water troughs shall be cleaned out weekly. Mosquito fish or other mosquito
prevention measures shall be used in water troughs or in any standing water.

b.

Vermin, flies, standing surface water, refuse, and manure must be controlled and
not accumulate so as not to be a nuisance for adjacent properties. Property owner
is subject to Chapter 8.12 (Property Maintenance) of the EMMC.

c.

Site must control dust, fumes, odors, vapors and/or unsanitary conditions.
Property owner is subject to Chapter 8.12 (Property Maintenance) of the EMMC.

d.

Plugged in amplified noise on site relative to the operation of horses or large
animals shall not be allowed.

Manure storage and disposal.
a.

All manure disposal/storage shall be covered and protected from drainage flows,
rain, and wind. Area used for non-containerized manure disposal/storage must
cause no nuisance and be kept a minimum distance below and located so that it
drains away from the neighboring property, facilities and water supplies.

b.

Manure must be disposed off-site at a frequency that prevents overfilling of
manure bin, or storage area, and which prevents strong odors, accumulation of
flies, or vermin from creating a nuisance condition. Manure storage shall be
located away from the street.

Trailer parking. Horse or large animal trailers shall be located outside of the required
front yard setback. Trailer parking is prohibited within the public right-of-way. All
parking shall comply with Chapter 17.50 (Parking Requirements) of this Title.

G. Trees. All new development and additions more than ten (10) percent of the floor area on
the site shall provide a minimum of one (1) tree within the required front setback for every
35 feet of street frontage. If a tree already exists within the required front setback, the
applicant shall not be required to plant a new tree.
H. Other Standards. For all other standards and requirements, refer to the base zone.
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CHAPTER 17.24 – MULTIPLE-FAMILY DWELLING RESIDENTIAL ZONES
Sections.
17.24.010 – Summary of the Zoning Districts.
17.24.020 – Purpose.
17.24.030 – Applicability
17.24.040 – Permitted Uses.
17.24.050 – Development Standards.
17.24.010 – Summary of the Multiple-Family Zoning Districts. (NEW)
A.

R-2 (Low-density Multiple-family Dwelling Zone) – Consistent with the General Plan land
use designation of Medium Low Density Residential. This zone allows for attached and
detached single-family dwellings, attached products with four (4) or fewer units and
Planned Residential Developments.

B.

R-3 (Medium-density Multiple-family Dwelling Zone) – Consistent with the General Plan
Land Use Designation of Medium Density Residential. This zone allows for apartments,
townhouses and Planned Residential Developments (PRDs).

C.

R-4 (High-density Multiple-family Dwelling Zone) – Consistent with the General Plan Land
Use Designation of High Density Residential. This zone allows for the highest residential
densities for apartments, townhouses, condominiums and PRDs.

17.24.020 – Purpose. (FULLY UPDATED)
A.

Provide a variety of multi-family residential dwellings ranging from suburban to more
urban standards characterized by multi-story residential structures focused around
common open space areas and other amenities to suit a spectrum of individual lifestyles
and needs.

B.

Maintain the existing character of the City’s multiple-family residential neighborhoods,
while providing new opportunities for unit additions and infill housing.

C.

Ensure that the scale and design of new development and alterations and additions to
existing dwellings are compatible with the scale, mass and character of their
neighborhoods, and protect adjacent properties from unreasonable obstruction of light
and air.

D.

Provide for appropriate densities within the ranges established in the General Plan.

E.

Create opportunities to develop walkable neighborhoods in close proximity to commercial
areas, recreational amenities and different modes of transit.

17.24.030 – Applicability. (NEW)
This Chapter identifies allowable land uses, permitted requirements and development
standards for multi-family residential dwelling zones and applies to all areas in the City
identified with the R-2, R-3, or R-4 on the City's Zoning Map.
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17.24.040 – Permitted Uses. (FULLY UPDATED)
A.

Table 17.24-1 below prescribes the land use regulations for multiple-family dwelling zones.
The regulations for the Multiple-family Dwelling Zones are established by letter
designations listed below. Additional use-specific regulations are denoted in the right hand
column. These designations apply strictly to the permissibility of land uses; applications for
building structures may require other discretionary review.
Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones
Land Use

R-2

R-3

R-4

Notes

Residential dwellings, single-family, one (1)
on a lot2

P

P

P

Residential dwellings, two-family, two (2)
attached or detached on a lot3

P

P

P

Residential dwellings, multiple-family, three
(3) or more attached or detached on a lot

P

P

P

Manufactured housing

P

P

P

Mobile home or trailer park

--

--

C

Planned Residential Development (PRD)

PR

PR

PR

Senior housing

--

C

C

Transitional or supportive housing

P

P

P

Accessory Building

P

P

P

17.110.020

Accessory Dwelling Unit (ADU)

P

P

P

17.110.040

Accessory Dwelling Unit (ADU), Junior

P

P

P

17.110.040

Garage sales

P

P

P

5.44

Greenhouses or conservatories, private

P

P

P

Home occupations

P

P

P

MU

MU

MU

Trailer, temporary

P

P

P

Animals, husbandry products

C

C

C

MU

MU

MU

Residential – Main Uses
Notes

17.126

Residential – Ancillary Uses

Lighted outdoor sporting field, private

Community gardens
2
3

17.110.300

Subject to the development standards of the R-1A zone.
Subject to the development standards of the R-2 zone.
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Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones (continued)
Residential Care Uses

R-2

R-3

R-4

Notes

With less than (7) residents

P

P

P

With seven (7) or more residents

C

C

C

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

C

Small, for less than seven (7) children

P

P

P

Large, for nine (9) to 14 children

P

P

P

Less than seven (7) residents

P

P

P

Seven (7) or more residents

C

C

C

Less than nine (9) children

P

P

P

Nine (9) or more children

C

C

C

Private

C

C

C

Public

P

P

P

Government or government related facility
that provides a public service.

P

P

P

Recreation facilities, private

C

C

C

Recreation facilities, public

P

P

P

Notes

Religious Institutions

--

C

C

17.110.480

Philanthropic or charitable institutions

--

C

C

Transitional parking

MU

MU

MU

Transitional use

MU

MU

MU

Boarding or rooming houses –

Community care facility –

Daycare homes, family –

Elder care or adult daycare facility –

Preschool –

Public and Quasi-Public Uses
Educational institutions, including
elementary, junior, middle or high schools –

Other Uses

17.110.580
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Table 17.24-1 – Permitted Uses – Multiple-family Dwelling Zones (continued)
Other Uses (continued)

R-2

R-3

R-4

C

C

C

Utility facility, public
Wireless facility

See notes

Notes
17.90 and 17.92

Key:
“--” Not permitted.
“P” Permitted by-right. [Zoning Clearance Certificate required?]
“C” Permitted after review and approval of a Conditional Use Permit (CUP).
“MU” Permitted after review and approval of a Minor Use Permit (MUP).
“PR” Permitted after review and approval of a Planned Residential Development (PRD) Permit.

B.

Unlisted permitted uses. Any land use not listed in Table 17.24-1 is not permitted in the
Multiple-family Dwelling Zones

17.24.050 – Development Standards. (FULLY UPDATED)
A.

Table 17.24-2 below prescribes the development standards for Multiple-family Dwelling
Zones.
Table 17.24-2 – Development Standards – Multiple-family Dwelling Zones
Development Standard

Land use description
Maximum height4

R-2

R-3

R-4

Low-Medium
Density Multi-Family

Medium Density
Multi-Family

High Density
Multi-Family

2 stories & 30 ft.

2 stories & 30 ft.

3 stories & 40 ft.

20 ft.

20 ft.

20 ft.

Yard Setbacks5
1st story front
2nd story front

An additional 2 ft. from the 1st floor building wall line.

Interior side

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

Street side

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

1st story: 10 ft.
2nd story: 12 ft.

Rear

20 ft. if abutting R-1; Otherwise, 10 ft.

Minimum Lot Dimensions

4
5

Area

6,000 sq. ft.

6,000 sq. ft.

6,000 sq. ft.

Width

60 ft.

60 ft.

60 ft.

Refer to Section 17.60.020 for additional height exceptions.
Refer to Section 17.60.130 for additional yard exceptions.
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Table 17.24-2 – Development Standards – Multiple-family Dwelling Zones (continued)
Minimum Lot Dimensions

R-2

R-3

R-4

Width, cul-de-sac

35 ft.

35 ft.

35 ft.

Depth

100 ft.

100 ft.

100 ft.

Maximum Density
<100 ft. of frontage
101 to 150 ft.

1 unit/ 4,356 sq. ft.
1 unit/ 5,445 sq. ft.

>150 ft. of frontage

1 unit/ 3,630 sq. ft.

1 unit/ 1,740 sq. ft.

1 unit/ 3,111 sq. ft.

Maximum Floor Area Ratio6
<100 ft. of frontage
101 to 150 ft.
>150 ft. of frontage

0.35

0.40
0.45

0.40

0.50

0.50

Usable Open Space7
Overall

600 sq. ft./ unit

500 sq. ft./ unit

400 sq. ft./unit

Private

200 sq. ft./ unit

150 sq. ft./unit

100 sq. ft./unit

N/A

N/A

N/A

40%

45%

45%

Maximum length of
building walls

80 ft. with
an offset of 5 ft.

100 ft. with
an offset of 5 ft.

120 ft. with
an offset of 5 ft.

Minimum distance
between dwellings

10 ft.

10 ft.

15 ft.

Minimum distance
between other structures

6 ft.

6 ft.

6 ft.

Common
Other Standards
Maximum lot coverage

Minimum dwelling size

6
7

Studio: 500 sq. ft.
1-bedroom: 600 sq. ft.
2-bedroom: 800 sq. ft.
3-bedroom: 1,000 sq. ft.

4-bedrooms: 1,200 sq. ft.
Each additional bedroom:
100 sq. ft.

Refer to Section 17.24.050(B) for information on the City’s Floor Area Ratio (FAR) bonus.
Refer to Section 17.24.050(D) for additional information on Open Space standards.
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B.

Floor Area Ratio (FAR) Bonus: (NEW)
1.

2.

Eligible housing development projects must satisfy all of the following criteria:
a.

The property shall be zoned R-3, R-4, C-O or C-2, or within ¼-mile of a Major
Transit Stop and zoned C-3;

b.

The property shall have a minimum area of 10,000 square feet; and

c.

The project shall have a minimum of five (5) units.

The total maximum allowable FAR bonus for eligible projects shall be as follows:
a.

The maximum bonus shall be 0.10 for properties zoned R-3.

b.

The maximum bonus shall be 0.20 for properties zoned R-4 or C-O.

c.

The maximum bonus shall be 0.25 for properties zoned C-2, or within ¼-mile of a
Major Transit Stop and zoned C-3.

3. Table 17.24-3 below provides a list of qualifying enhancements and the allowable FAR
bonus:
Table 17.24-3 – Floor Area Ratio (FAR) Bonus
Affordable Units8

Bonus

1.

Reserve 10 percent of the units for moderate income households.

0.025

2.

Reserve 5 percent of the units for lower or very low income households.

0.025

3.

In lieu of number 2 above, reserve 10 percent of the units for lower or
very low income households.

0.050

Total maximum bonus for affordable units:

0.050

Environmental

8

4.

Demonstrate a minimum 40 percent of the energy demands for each
unit comes from renewable sources.

0.025

5.

Provide visitor bicycle parking at a rate of 1 space per unit, up to 20
spaces.

0.025

6.

Provide electric charging stations at the rate of 1 for each garage. In
addition, provide electric charging stations at a rate of 15 percent of the
required guest parking spaces, or 2 spaces, whichever is greater.

0.025

7.

Cover a minimum 25 percent of roofed areas with vegetation, over a
waterproofing membrane (i.e. green roofs).

0.050

8.

Achieve the Leadership in Energy and Environmental Design (LEED
equivalent of Gold.

0.025

In calculating the number of affordable units, fractions would be rounded up to the next whole number. For
example, if a project had 38 units, ten (10) percent would be 3.8, rounded up to 4.0 units.

Division 2 - 18

Table 17.24-3 – Floor Area Ratio (FAR) Bonus
Environmental (continued)
9.

Bonus

In lieu of #8 on the previous page, achieve the LEED equivalent of
Platinum.

0.050

Total maximum bonus for environmental:

0.100

Open Space
10.

Have a minimum 50 percent of the unit entrances face a street or a main
common space area.

0.025

11.

Exceed the minimum overall open space requirement by 15 percent.

0.025

12.

Have 1 or more main common open space areas directly face a street.

0.025

Total maximum bonus for open space:

0.050

Design and Massing
13.

Limit the height of buildings to 1 story for units that face the street on
properties zoned R-3.

0.025

14.

Limit the height of buildings to 1 or 2 stories for units that face the street
on properties zoned R-3 or C-O.

0.025

15.

Have upper stories of units that face the street step back a minimum 5
feet compared to the first story.

0.025

16.

Have porches make up a minimum 30 percent of the width of all units
that face the street.

0.025

17.

For projects where a minimum 50 percent of the units are 1 and/or 2
stories in height, have the first story top plate a maximum 12 feet high
and the second story top plate a maximum 20 feet high.

0.025

18.

Locate all garages at the rear or side of each unit, so the entrances are
not visible from the street.

0.025

Total maximum bonus for design and massing:

0.075

Other items
19.

Consolidate 3 or more parcels.

0.015

20.

Incorporate public art on site.

0.015

21.

Incorporate up to 2 additional items as deemed appropriate by the
Community Development Director, that exceeds Zoning Code
requirements related to this affordable units, environmental, open
space and/or design and massing.

Up to 0.025
each for a
maximum of
0.050
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D.

Usable Open Space. (FULLY UPDATED)
1.

2.

3.

4.

Private open space:
a.

Private open space shall be provided for each unit as outlined in Table 17.24-2.
Such space shall be directly accessible only from the unit which it serves.

b.

For properties zoned R-2 and R-3, contiguous private open space shall have a
minimum dimension of ten (10) linear feet horizontally in each direction with an
unobstructed vertical height of seven (7) feet. In addition, it shall be enclosed by a
fence or building walls on all sides.

c.

For other properties, contiguous private open space shall have a minimum
dimension of six (6) linear feet horizontally in each direction with an unobstructed
vertical height of seven (7) feet. In addition, it shall be enclosed by a fence or
building walls on all sides.

Common open space:
a.

General common open space shall have a minimum dimension of 15 linear feet
horizontally in each direction with an unobstructed vertical height of seven (7)
feet. In addition, it shall have a minimum overall area of 500 square feet.

b.

Main common open space areas shall have a minimum dimension of 20 linear
feet horizontally in each direction with an unobstructed vertical height of seven
(7) feet. In addition, it shall have a minimum overall area of 1,000 square feet.

c.

A minimum 75 percent of common open space areas shall be fully landscaped
with irrigation. Street setbacks, driveways and walkways to unit entrances shall
not count towards open space requirements.

Balconies and Recreation Rooms:
a.

For properties zoned R-2 and R-3, up to 25 percent of the overall open space may
be in the form of balconies. When used as private open space, the balcony shall
be directly accessible only from the unit which it serves.

b.

For all other properties, up to 50 percent of the overall open space may be in the
form of balconies. When used as private open space, the balcony shall be directly
accessible only from the unit which it serves.

c.

For properties zoned R-3 with ten (10) or more units, up to 600 square feet of the
overall open space may be in the form of recreation rooms.

d.

For properties zoned R-4, C-0 and C-2, or within one-quarter (¼) mile of a Major
Transit Stop and zoned C-3, up to 800 square feet of the overall open space may
be in the form of recreation rooms.

Open space reduction. For projects that are within one-quarter (¼) mile of a park or
community center, the open space requirement may be reduced by 50 square feet per
unit. However, this reduction shall not apply if a freeway, river, wash or railroad
separates the project from the park or community center.
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E.

Undergrounding of Utilities. For all developments with five (5) or more dwelling units, all
utility distribution lines including but not limited to electric, communication, natural gas
and cable TV lines shall be placed underground.

F.

Lighting System. For all developments with three (3) or more dwelling units, an on-site
lighting system shall be installed for all parking areas, vehicular access ways and along
major walkways. Such lighting shall be directed onto driveways and walkways within the
project and away from the dwelling units and adjacent properties.

G. Other Development Standards. Table 17.24-4 below denotes additional development
standards found in other Chapters or Sections of this Title that apply to Multiple-family
Dwelling Zones:
Table 17.24-4 – Other Development Standards
Development Standard

Chapter or Section

Existing flag lots

17.60.010

Height exceptions and restrictions

17.60.020

Landscaping
Outdoor lighting
Parking

17.72 and 17.74
17.60.040
17.70

Private streets and private driveways

17.60.060

Refuse storage facilities

17.60.080

Screening

17.60.100

Walls, fences and hedges

17.60.120

Yard encroachments

17.60.130
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DIVISION 7 – PARKING & LANDSCAPING REGULATIONS
CHAPTER 17.50 – PARKING REGULATIONS

(note: only parking requirements for residential zoning districts are listed)
Table 17.70-2 – Parking Requirements by Use (FULLY UPDATED)
Residential Uses:

All single-family
zones (R-1A, R-1B,
R-1C & RHOD)

Square footage or
number of bedrooms: 1
2,000 square feet or
4 bedrooms:

2 parking spaces within a fully
enclosed garage.

Each additional 300
square feet or each
additional bedroom:

1 additional parking space – either
within a fully enclosed garage or an
open space (9 feet by 20 feet) within
the driveway.
Minimum
number of
parking spaces:

Minimum number
of parking spaces
if within ¼-mile
of an MTS 2:

Studio

1.5

1.5

1 bedroom

2.0

1.75

2 bedroom

2.5

2.0

2,000 square feet or
3 bedroom

3.0

2.5

2,300 square feet or
4 bedroom

3.0

2.5

2,600 square feet or
5+ bedrooms

3.5

3.0

Guest parking
(R-3 and R-4)
4 or more units:

1 guest per
4 units; with a
minimum of
2 space provided

1 guest per
6 units; with a
minimum of
2 space provided

Square footage or
number of bedrooms:

All multiple-family
zones (R-2, R-3 and R-4)

Minimum number of parking spaces:

1

The higher of the two shall apply. For example, if a unit in the R-4 zone is 2,300 square feet with 5 bedrooms, the
parking requirement shall be 3.5 spaces.
2
An MTS, or Major Transit Stop, as defined in Section 21155.b of the California Public Resources Code.
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Table 17.70-2 – Parking Requirements by Use (continued) (RENUMBERED)
Residential Uses (continued):

Senior housing:

Very low and lower
income housing units:

Moderate income
housing units:

All residential types

Project size:

Minimum number of parking spaces:

20 units or less:

1 parking space per unit.

21 units or more:

0.5 parking spaces per unit, with a
minimum of 20 parking spaces.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 space provided.

10 units or less:

1 parking space per unit.

11 units or more:

0.5 parking spaces per unit, with a
minimum of 10 parking spaces.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 space provided.

Per unit:

2 parking spaces within a fully enclosed
garage.

Guest parking for
projects with 4 or
more units:

1 guest per 8 units; with a minimum
of 2 spaces provided. For units in the R-1
or R-2 zones, guest parking may be
provided in a private driveway.

All garages shall have an automatic garage door opener. For
detached units, either on separate lots or within a Planned
Residential Development, the additional open spaces may be located
on the garage apron for the dwelling unit, provided that the space
does not interfere with the common driveway and each additional
space is a minimum of 9 feet wide and 20 feet deep.
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DIVISION 15 – DEFINITIONS
CHAPTER 17.150 – USE DEFINITIONS

(note: only uses noted in residential zoning districts are listed)
"Accessory building" means a detached subordinate building or structure, the use of which
is customarily incidental to that of the main building or to the main use of the land, and which is
located on the same lot with the main building or use. Accessory buildings are not to be used
for habitation.
“Accessory dwelling unit” or “ADU” means an attached or a detached residential dwelling
unit which provides complete independent living facilities for one or more persons. It shall
include permanent provisions for living, sleeping, eating, cooking, and sanitation on the same
parcel as the proposed or existing primary single-family or multifamily dwelling is or will be
situated. It shall include the following: (i) an efficiency unit, as defined in Health and Safety
Code Section 17958.1; and (ii) a manufactured home, as defined in Health and Safety Code
Section 18007.
“Accessory dwelling unit, Junior” or “Junior ADU” means a unit that is no more than 500
square feet in size and contained entirely within a single-family residence. A junior accessory
dwelling unit may include separate sanitation facilities, or may share sanitation facilities with
the existing structure.
"Accessory use" means a use naturally and normally incidental to, subordinate to and
devoted exclusively to the main use of a lot or a building located on the same lot, and that is
not independent of the principal use.
"Animals, breeding and raising" means the keeping and raising of small animals such as
poultry, fowl, nutria, birds, rabbits, chinchilla, earthworms, fish, frogs and bees for domestic or
commercial use.
"Animals, horses" means the keeping of horses on a residentially zoned and used property.
"Animals, husbandry products" means a branch of agriculture concerned with animals that
are raised for meat, fiber, milk, eggs or other products. Any program of animal husbandry shall
be formally sponsored, conducted or approved by the Future Farmers of America, Boys Scouts
of America, Four-H-Club or any similar non-profit group.
"Boarding or rooming house" means a residence or dwelling, other than a hotel, wherein
three (3) or more rooms, with or without individual or group cooking facilities, are rented to
individuals under two (2) or more separate written or oral rental agreements or leases whether
or not an owner, agent, or rental manager is in residence, in accordance with California
Attorney General Opinion No. 01-402. The definition does not include licensed alcoholism or
drug abuse recovery or treatment facilities.
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“Care facility” means one of the following:
"Adult daycare program" means any community-based facility or program
that provides care to persons 18 years of age or older in need of personal services,
supervision or assistance essential for sustaining the activities of daily living for the
protection of these individuals on a less than 24-hour basis, as defined by California
Health and Safety Code Section 1502(a)(2).
"Alcoholism treatment facility" or “drug abuse recovery or treatment facility”
means any premises, place or building approved and licensed by the State
Department of Drug and Alcohol Programs that provides 24-hour residential
nonmedical services to adults who are recovering from problems related to alcohol,
drug or alcohol and drug misuse or abuse. The use provides alcohol, drug or alcohol
and drug recovery treatment or detoxification services, as defined by California
Health and Safety Code Section 11834.02.
“Community care facility” means any facility, place, or building that is
maintained and operated to provide nonmedical residential care, day treatment or
foster family agency services for children, adults, or children and adults including,
but not limited to, the physically handicapped, mentally impaired and abused or
neglected children pursuant to California Health and Safety Code Section 1500(a).
Services provided may include assistance in dressing and bathing; supervision of
client activities; monitoring of food intake; or oversight of the client's property, or
other activities provided for the care and supervision of the client as set forth in
California Code of Regulations Section 80001(c)(3). This definition does not include
adult daycare, elder care or social rehabilitation facilities.
"Elder care facility" or “assisted living facility” means a housing arrangement
licensed by the California Department of Social Services chosen voluntarily by
persons 60 years of age or over, or their authorized representative, where varying
levels and intensities of care and supervision, protective supervision, personal care
or health-related services are provided, based upon residents' varying needs as
defined in California Health and Safety Code Section 1569 et seq. A residential care
facility for the elderly may house residents less than 60 years of age with
compatible needs pursuant to California Health and Safety Code Section 1569.316
and provide levels of care pursuant to California Health and Safety Code Section
1569.70. This definition does not include adult daycare or community care facilities.
“Social rehabilitation facility” means any residential facility that provides
social rehabilitation services for no longer than 18 months in a group setting to
adults recovering from mental illness who temporarily need assistance, guidance or
counseling. Program components shall be subject to program standards pursuant to
Article 1 (commencing with Section 5670) of Chapter 2.5 of Part 2 of Division 5 of
the Welfare and Institutions Code. This definition does not include other types of
community care facilities.
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“Child care facility” or “child care center” means a state-licensed facility providing day care
for children. This use includes nursery schools, day nurseries, infant day care centers, and
cooperative day care centers, and excludes family daycare homes.
"Community gardens" means a single piece of land gardened individually by one person or
collectively by a group of people. Community gardens utilize either individual or shared plots on
private or public land for the cultivation of fruits, vegetables, herbs, flowers and/or plants
grown for their attractive appearance, personal consumption and/or donation.
"Correctional facility" means a facility, whether owned and/or operated by an individual, a
for-profit or not-for-profit entity used for the housing or provision of services for persons who
either: (i) are serving a sentence from a federal, state or county court and are under restraint,
supervision or security; or (ii) have served a sentence or have been released from a federal,
state or county prison or jail but are living under government supervision by a government
funded program.
"Emergency shelter" means a facility that provides immediate and short-term housing and
supplemental services to homeless persons or families. Supplemental services may include
food, counseling, and access to other social programs pursuant to California Health and Safety
Code Section 50801.
“Family daycare home” means a facility that regularly provides care, protection, and
supervision for 14 or fewer children, in the provider’s own home, whether rented, leased, or
owned for periods of less than 24 hours per day, while the parents or guardians are away as
licensed by the California Department of Social Services and is either of the following:
“Small family daycare home” means a facility that provides care, protection,
and supervision for less than (7) children, inclusive, including children under ten
(10) years of age who reside at the home, as set forth in Section 1597.44 of the
California Health and Safety Code and as defined in regulations.
“Large family daycare home” means a facility that provides care, protection,
and supervision for seven (7) to 14 children, inclusive, including children under ten
(10) years of age who reside at the home, as set forth in Section 1597.465 of the
California Health and Safety Code and as defined in regulations.
“Garage sales” means the sale of personal property in, at or upon any residentially zoned
property, or upon any commercially zoned property independent of any business licensed
under Chapter 5.08 of this Title to conduct retail sales upon such property. Garage sales can
also be known as yard sales, front yard sales, back yard sales, home sales, patio sales and
rummage sales.
“Greenhouse, private” or “Conservatory” means a building or room with a maximum area
of 500 square feet with glass roofing and walls to maximize sun exposure for the growing of
flowers, plants, vegetables and fruit trees. In most instances, they are stand-alone structures. If
they are attached to the dwelling, it would only be attached on one side.
"Home occupation" means an activity for compensation carried on in a residential zone by
the occupant of a dwelling as a secondary use in connection with which there is no display, no
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stock in trade, no commodity sold upon the premises, no person employed upon the premises,
and no mechanical equipment used except such as is necessary or customary for housekeeping
purposes. Furthermore, these activities are restricted to receipt of mail and use of telephone
and facsimile only. Activities excluded are as follows: hairdressing, manicuring, barbering,
laundering of clothes or other articles, massaging, physiotherapy, carpentry, automobile
repairing, manufacturing and parts assembly. These activities are not home occupations if to
any extent engaged in or carried on for profit or for anything of value, or if any of the products
thereof are sold or exchanged for anything of value.
"Land use" means the way a property is used, or a building thereon is or may be occupied
or maintained for human purposes or economic activities. In the City of El Monte, uses are
divided into the following categories:
“Nonresidential use” means any use that is not a residential use. This includes
nonresidential uses that are part of mixed-use projects.
“Mixed-use” means a complementary mix of residential, commercial and/or
office uses in a single district. Mixed-use is primarily categorized as one of the
following:
“Horizontal” means the nonresidential and residential portions are in
different buildings but on the same property. Typically, the
nonresidential is in the portion facing the street where visibility is
higher.
“Vertical” means the combination of uses are in the same building.
Typically, the nonresidential occupies the bottom portion of the
building, with the residential on the upper portions.
“Walkable” means a project that has elements of horizontal and vertical
in close proximity to each other.
“Residential use” means a use in a building or portion of a building which is a
person’s permanent principal residence. This does not include recreational vehicles,
emergency shelters, hotels, motels or assisted living facilities.
"Manufactured housing" means a manufactured home as defined by Section 18007 of the
California Health and Safety Code, generally defined as a structure constructed on or after June
15, 1976, transportable in one or more sections, built on a permanent chassis and designed to
be used as a single-family dwelling with or without a foundation system when connected to the
required utilities.
"Mobilehome" means a mobilehome as defined by Section 18008 of the California Health
and Safety Code, generally defined as a structure constructed prior to June 15, 1976,
transportable in one or more sections, built on a permanent chassis and designed to be used as
a single-family dwelling with or without a foundation system when connected to the required
utilities. Mobilehome does not include a “recreational vehicle”, as defined in Section 799.29 of
the Civil Code and Section 18010 of the California Health and Safety Code and does not include
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a “commercial coach” or “commercial modular” as defined in Section 18001.8 of the California
Health and Safety Code.
"Mobilehome park" or “Trailer park” means any lot designated, used, or intended to be
used for the parking of two (2) or more mobilehomes.
"Outdoor sporting field, private” means an outdoor area on private property used for
playing outdoor sports such as tennis, basketball, volleyball, baseball/softball and soccer. The
field shall be to the rear of, and ancillary to, the main dwelling unit. The field shall be for use for
those who live on the property and their guests. The field may or may not be illuminated. It
may also require over-height fencing. This definition does not include public or private
recreation facilities.
"Philanthropic" or “Charitable institutions” means any nonprofit nongovernmental entity
that utilize donated assets and income to provide social useful services. Community
foundations, endowments and charitable trusts are types of philanthropic organizations.
“Planned residential development” means a type of residential project where regulations
are intended to facilitate greater flexibility, and, consequently, more creative and imaginative
designs than generally is possible under conventional zoning or subdivision regulations. Projects
are typically larger and place a greater emphasis on open space, amenities, walkability and
access to bicycling and transit and recreation facilities.
“Recreation facilities” means one of the following:
“Commercial recreation facilities, indoors” means a building or place that
provides participant or spectator recreation that is open to the public for a fee. This
definition includes uses such as billiards parlors, bowling alleys, family
entertainment centers, health clubs, ice- or roller-skating rinks, table tennis and
indoor swimming pools. Health clubs less than 3,500 square feet in gross floor area
may be classified as a general personal care facility.
“Commercial recreation facilities, outdoors” means a primarily outdoor use
that provides participant or spectator recreation that is operated as a business and
open to the public for a fee. This definition includes uses such as amusement parks,
golf courses, miniature golf course, equestrian establishments, tennis courts and
outdoor swimming pools.
“Recreation facilities, private” means a privately owned recreational facility
which generally require some form of membership or residence. This may include
tennis, basketball or swimming clubs. This definition does not include membership
health clubs. In addition, it does not include recreation amenities on private
property for the exclusive use of the residents of that property.
“Recreation facilities, public” means public parks, play lots, picnic areas,
playgrounds, sports courts, equestrian establishments and athletic fields for noncommercial neighborhood or community use. The definition does not include the
same facilities that are privately owned or commercial facilities.
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“Religious institutions” means a building or structure and/or group of buildings or
structures, which by design and construction are primarily intended for religious assembly, or
the conducting of organized religious service, ceremonies or worship and accessory uses
associated therewithin. Religious institutions shall include, but are not limited to chapels,
churches, mosques, synagogues, shrines, and temples. They may also include ancillary uses
such as kitchens, offices, meeting rooms and gathering halls and ancillary buildings such as
rectories, monasteries and convents.
"Residential dwellings" means a building or portion thereof designed for residential
purposes and approved by the city and improved with full utility services including connection
to a public sewer or local septic tank. Main examples include the following:
"Dwelling unit" means one or more rooms in a dwelling which are designed for
and occupied by, or available for occupancy by, a single household, but not
including guest rooms in hotels, motels or boarding and lodging houses. A dwelling
unit is further defined as having only one kitchen.
“Family, One-” or “Single-” means a building containing one dwelling unit
located on a single lot or property. This use includes mobile homes and factory-built
housing. Additional dwelling units may be permitted on a single lot or property in
the R-1 zone, depending on the property’s lot width and square footage, under
limited conditions.
“Family, Two-” means two dwelling units on a lot or property that is not zoned
R-1. Units can be attached or detached. [New term or carve out for two-family
dwelling units on a lot or property that is zoned R-1, attached or detached?]
“Family, Multi-” or “Multiple-” means three or more dwelling units on a lot
that is not zoned R-1 or MMU. Units can be attached or detached.
“Schools and educational institutions” means a building or group of buildings, primarily
intended for educational purposes, including establishments furnishing onsite and/or online
courses or offerings, and customary ancillary uses such as a cafeteria or kitchen facilities,
playground, offices and gathering spaces. Schools and educational facilities include the
following:
“Preschool” means an early childhood setting where two (2) to five (5) year old
children receive education and care. Children can experience preschool in a variety
of settings, including child care centers, government funded prekindergarten
programs such as Transitional kindergarten (TK) and Head Start, and private
preschool programs.
“Schools – public or private” means public or private elementary, middle,
junior high and high schools serving kindergarten through 12th grade students,
including denominational and sectarian, boarding schools and military academies.
The definition does not include preschools or family daycare homes.
“Schools – specialized education and training” means a wide range of
business, secretarial and vocational schools offering specialized trade and
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commercial courses. This includes specialized non-degree-granting schools offering
subjects such as airplane flying, art, computers, cooking, dance, drama, driver
education, language, music and religion. Also includes seminaries and other
facilities exclusively engaged in training for religious ministries. Facilities,
institutions, and conference centers are included that offer specialized programs in
personal growth and development (e.g., arts, communications, environmental
awareness, and management).
“Tutoring and educational centers” mean a business where supplemental
educational instruction in specific subjects and skills is provided to school-age
children.
“Senior Housing” means a congregation of aged-restricted dwelling units with kitchen
facilities in each unit and there is at least one occupant who is aged 55 years or older. Typically,
such housing developments include facilities for the preparation and serving of food and
alcohol beverages to its residents and guests, activity areas, fitness and exercise areas and/or
other common amenities and services.
“Showroom sales” means an establishment that displays merchandise, but has minimal or
no onsite customer retail sales. The items on display can include preowned items (e.g. an
Auction House) or items devoted to a particular subject or industry (e.g. restaurant equipment
or bathroom fixtures).
“Single Room Occupancy (SRO) unit” or “efficiency unit” means housing consisting of
single-room dwellings units typically with no more than 400 square feet of habitable space that
is the primary residence of its occupant or occupants. The unit must contain either food
preparation or sanitary facilities (and may contain both). The definition does not include
accessory structures (e.g. a garage) or an Accessory Dwelling Unit (ADU) or a Junior Accessory
Dwelling Unit (ADU).
“Trailer, temporary” means one (1) trailer that may be used as a temporary residence
during the construction of a permanent residence for a maximum of 90 days. The trailer must
be located on the same site where the permanent residence will be located and must be
occupied by the same people that will ultimately live in the permanent residence.
"Transitional housing" or "supportive housing" means temporary rental housing intended
for occupancy by target populations transitioning to permanent housing that is operated under
program requirements calling for the termination of assistance and recirculation of the assisted
unit to another eligible program recipient at some predetermined future point in time, which
shall be no less than six (6) months (per Health and Safety Code 50675.2(h)).
“Transitional parking” means a parking lot on a residentially zoned property that abuts a
property that is zoned C-O, C-2, C-3 and MMU and developed with a permitted use.
"Transitional use" means a legal nonconforming use that is less legal nonconforming than
the most previous use. This may apply to properties that had industrial uses on properties that
are now zoned for commercial uses or commercial uses on properties that are now zoned for
residential uses.
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