
 

AGENDA  
 

CITY OF EL MONTE PLANNING COMMISSION 
 

SPECIAL DATE 
THURSDAY, JUNE 11, 2020  

 
7:00 P.M. 

CITY HALL EAST – COUNCIL CHAMBERS 
11333 VALLEY BOULEVARD 

  
Members of the public wishing to observe the meeting may do so 
in one of the following ways:  

(1) Turn your TV to Channel 3; 
 
(2) Call-in Conference (888) 204-5987; Code 8167975.  
 
(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 via the following ways:  

 
(1) Call-in Conference Line – comments/questions can be 
submitted per the instructions at the beginning of the meeting; 
and  
 
(2) Email – All interested parties can submit 
questions/comments in advance to the Planning Division 
general email address: planning@elmonteca.gov.  

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

OPENING OF MEETING 
 
1. 
 

Call Meeting to Order 

2. 
 

Flag Salute 

3. 
 

Roll Call 

4. Approval of Agenda 
 

5. Commission Disclosures 
 

6. Public Comments 
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 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. 
 

 
 
 
 

 
PUBLIC HEARING 

 
 

8. Tentative Parcel Map No. 83105, Design Review No. 03-20, Density Bonus No. 
01-20, Affordable Housing Concession No. 01-20, Affordable Housing 
Concession No. 02-20 and Affordable Housing Concession No. 03-20 
 

 Address: 3637 and 3649 Tyler Avenue 
 

 Request: To construct a four-story transit-oriented affordable housing 
complex at 3637 and 3649 Tyler Avenue.  The subject site is 
approximately 27,884 square feet in size and is located in the 
“Station Sub-Area” of the “Downtown Main Street Transit-
Oriented District Specific Plan”. Proposed project will consist of 
a total of 53 apartment units (including a manager’s unit) with 
25 one-bedroom, 14 two-bedroom, and 14 three-bedroom units.  
A total of 50 parking spaces will be provided within a 
subterranean parking structure with access along Railroad 
street that includes: 42 open parking spaces, four (4) ADA 
spaces, and four (4) rideshare spaces. Other proposed site 
amenities include an entry courtyard with seating and a tot-lot, a 
community garden, a lobby, after school area, lounge, 
recreational rooms, staff office space, and central laundry 
facilities. Requested entitlements consist of:  1) Tentative Parcel 
Map to consolidate multiple parcels; 2) Design Review  to 
review the architecture and landscaping of the proposed 
development; 3) Density Bonus to exceed the maximum 
allowable density as part of an affordable housing project; 4) 
Affordable Housing Concession to reduce the private open 
space requirements; 5) Affordable Housing Concession to 
reduce the minimum first-floor building height requirement; and 
6) Affordable Housing Concession to deviate from building 
setback requirements.  This request is made pursuant to the 
requirements of Chapters 16.12, 17.22, and 17.85 of the El 
Monte Municipal Code (EMMC).  
 



CITY PLANNING COMMISSION AGENDA June 11, 2020 
 

Agenda | 3 
 

 CEQA 
Recommendation: 
 

Article 12.5 Exemptions for Agricultural Housing, Affordable 
Housing, and Residential Infill Projects – Section 15194 
(Affordable Housing Exemption) in accordance with the 
requirements of the California Environmental Quality Act of 
1970 and the CEQA Guidelines, as amended. 
 

 Case Planner:  Tony Bu, Senior Planner 
 

 Recommendation: Adopt resolution of approval 
 

 Resolution: 3572 
 

9. Director’s Report 
 
 

10. City Attorney’s Report 
 
 

11. Commissioner Comments 
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 
SPECIAL DATE 

Tuesday, June 30, 2020 at 7:00 P.M.  
City Hall East – City Council Chambers  

 
Availability of staff reports:  Copies of the staff reports or other written documentation relating 
to each item of business described hereinabove are 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 $1,620.35. Any individual that received notice of this meeting from the 
City of El Monte will receive notice of an appeal, if one is filed. 
 

http://www.elmonteca.gov/
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2
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STAFF REPORT                                               JUNE 11, 2020 
 
 
 
TO:     CITY PLANNING COMMISSION 

 
FROM: BETTY DONAVANIK 

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

 
BY:  TONY BU 

SENIOR PLANNER 
 

APPLICATION: 
 

TENTATIVE PARCEL MAP NO. 83105, DESIGN REVIEW NO. 03-20, 
DENSITY BONUS NO. 01-20, AFFORDABLE HOUSING 
CONCESSION NO. 01-20, AFFORDABLE HOUSING CONCESSION 
NO. 02-20, & AFFORDABLE HOUSING CONCESSION NO. 03-20 
  

LOCATION: 3637 & 3649 TYLER AVENUE 

APPLICANT: 
 
 
 

GEORGE LOPEZ 
CESAR CHAVEZ FOUNDATION 
316 WEST SECOND STREET, SUITE 600 
LOS ANGELES, CA 90012 

 
PROPERTY OWNER: 
 
 
 
 

 

VISTA DEL MONTE AFFORDABLE HSN 
29700 WOODFORD TEHACHAPI ROAD 
KEENE CA, 93531 
 
CITY OF EL MONTE 
11333 VALLEY BOULEVARD 
EL MONTE, CA 91731 

 
ENVIRONMENTAL            
DETERMINATION: 
 

ARTICLE 12.5 EXEMPTIONS FOR AGRICULTURAL HOUSING, 
AFFORDABLE HOUSING, AND RESIDENTIAL INFILL PROJECTS, 
THE 53-UNIT AFFORDABLE HOUSING PROJECT QUALIFIES FOR 
SECTION 15194 (AFFORDABLE HOUSING EXEMPTION) IN 
ACCORDANCE WITH THE REQUIREMENTS OF THE CALIFORNIA 
ENVIRONMENTAL QUALITY ACT OF 1970 AND THE CEQA 
GUIDELINES 

 
RECOMMENDATION: ADOPT A CATEGORICAL EXEMPTION UNDER SECTION 15194 

PER CEQA  AND APPROVE THE REQUESTED ENTITLEMENTS 
SUBJECT TO THE PROPOSED CONDITIONS 
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SUBJECT PROPERTY:  
 
Location: Northwest corner of Valley Boulevard and Tyler Avenue  
General Plan: Downtown Core (DC) 
Zone: SP-4 (Downtown Specific Plan - Station Sub-Area) 
Street Frontage:  Valley Boulevard (primary):  approximately 157 feet  

Tyler Avenue (secondary):  approximately 229 feet 
Size: 27,884 SF (0.64 acres) – post street dedications 
Existing Development: Vacant City-Owned Lot & Vacant 7,596 SF Office Building  
 

 
VICINITY MAP: 

 

SURROUNDING PROPERTIES: 
  

 Zoning: General 
Plan: 

Land Use: 

North: SP-4  
(Station Sub-Area) 

Downtown 
Core 

Metrolink Parking lot 

South: SP-4  
(Main Street Sub-Area) 

Downtown 
Core 

Office and Retail Stores 

East: SP-4  
(Monte Vista Sub-Area) 

Downtown 
Core 

Multi-Family Residences 

West: SP-4  
(Station Sub-Area) 

Downtown 
Core 

Trolley Station (to be developed with 
affordable housing) 
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ZONING & AERIAL PHOTO: 

 
REQUEST:  
 
The Applicant, Cesar Chavez Foundation (CCF), a California non-profit corporation, is proposing 
to construct a 4-story transit-oriented affordable housing complex at 3637 & 3649 Tyler Avenue.  
The subject site is zoned SP-4 (Downtown Specific Plan- Station Sub-Area) and is classified in 
the El Monte Comprehensive General Plan as part of the “Downtown Core.”  The affordable 
housing complex will be located at the north-west corner of Tyler Avenue and Valley Boulevard.  
The site currently consists of an 8,770 SF vacant City-owned parcel and a 23,780 SF privately-
owned parcel with a vacant 7,596 SF office building.  The combined parcels encompass 
approximately 32,550 SF (or 0.74 acres) in lot area and provide a total of 27,884 SF (or 0.64 
acres) after required street dedications along Tyler Avenue and Valley Boulevard.  
 
The proposed project will consist of a total of 53 apartment units (including a manager’s unit) with 
25 one-bedroom, 14 two-bedroom, and 14 three-bedroom units.  A total of 50 parking spaces will 
be provided within a subterranean parking structure with access along Railroad Street that 
includes: 42 open parking spaces, four (4) ADA spaces, and four (4) rideshare spaces. Other 
proposed site amenities include a main courtyard at the building’s entryway with seating, a tot-
lot, community garden, lobby, after-school/study area, residence lounge, recreational rooms, 
staff office spaces, and central laundry facilities. 
 
 
ENTITLEMENTS:  
 
The following entitlements are requested pursuant to the requirements of Chapters 16.12, 17.22, 
and 17.85 of the El Monte Municipal Code (EMMC): 

 Tentative Parcel Map (TPM) No. 83105:  to consolidate multiple parcels; 

 Design Review (DR) No. 03-20: to review the site, architecture and landscaping design; 

 Density Bonus (DB) No. 01-20:  to exceed the allowed density for an affordable housing 
project;  

 Affordable Housing Concession (AHC) No. 01-20:  to reduce the minimum first-floor 
building height requirement; 

Subject 
Property 
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 Affordable Housing Concession (AHC) No. 02-20:  to deviate from the building setback 
requirements; and 

 Affordable Housing Concession (AHC) No. 03-20:  to reduce private open space 
requirements. 
 

 
BACKGROUND:  
 
Project at 3650 Center Avenue (west of subject site) 
On May 28, 2019, the Planning Commission approved Tentative Tract Map No. 82656, Design 
Review No. 02-19, Density Bonus No. 01-19, and Modification No. 13-19 for the construction of 
two (2) four-story buildings that contain a total of 53 apartment units located at the north-east 
corner of Valley Boulevard and Center Avenue.  The approved project was also proposed by the 
same applicant (CCF) and is located immediately to the west (currently developed/operating as 
the El Monte Trolley Station) of 3637 & 3649 Tyler Avenue. 
 
On June 17, 2019, the City Council approved the following actions for the Center Avenue project: 

 Temporary relocation of the Trolley Station and submittal to “Metro” for Proposition A & C 
Local Returns; 

 Disposition, Development and Affordable Rental Housing Loan Agreements (DDAs) for 
28 units (Veterans North Project) and 25 units (Family South Project); and 

 A City Council Resolution approving both DDAs and submittals for 4 percent/9 percent 
tax credit allocations. 
 

Existing Conditions at 3637 & 3649 Tyler Avenue 
On April 14, 2020, CCF submitted their entitlement application to the El Monte Planning Division 
to develop the site at 3637 & 3649 Tyler Avenue.  The proposed project is CCF’s second project 
within the City’s Downtown Specific Plan.  The proposed site comprises of two (2) parcels: 1) 
8,770 SF vacant City-owned parcel and 2) 23,780 SF privately-owned parcel with a vacant 7,596 
SF office building.  The combined parcels encompass approximately 32,550 SF (or 0.74 acres) 
in lot area and provide a total of 27,884 SF (or 0.64 acres) after required street dedications for 
street/sidewalk improvements along Tyler Avenue and Valley Boulevard. Per the City’s Business 
License records, the existing office building was previously occupied by a professional 
engineering firm, which vacated the premises as of late 2017. 
 
Public-Private Partnership 
The City has partnered with CCF to develop a transit-oriented affordable housing community at 
the subject location.  The Housing and Economic Development Fund proposed by CCF creates 
and manages high-quality, service-enhanced affordable housing for working families and seniors 
across the Southwest.  
 
On January 29, 2019, CCF received notification that they have been awarded an allocation of 
$6,750,000 in Mental Health Housing Program (MHHP) Funds targeting Homeless Veterans 
Funds and 27 Veterans Affairs Supportive Housing Project-Based Vouchers (PBVASH) from the 
Community Development Commission/Housing Authority of the County of LA (CDC/HACola).  It 
is CCF’s intent to leverage these LA County funds along with City of El Monte assistance and 
utilize the CA Tax Allocation Credit Committee’s (TCAC) 4 percent//9 percent Hybrid Capital 
Structure.  
  
In addition, the City of El Monte is committed to improving access to affordable housing 
opportunities for low-income households. The Community and Economic Development 
Department - Housing Division is continuously working with for-profit and non-profit housing 
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developers to create a wide range of affordable rental and homeownership affordable housing 
options to meet community’s housing needs. The City's housing programs include Home 
Investment Partnership Program (HOME).  As such, CCF seeks $0.5 million of City HOME funds 
as an additional source of funding for the development.  Other sources of financing include low-
income housing tax credits, developer equity and private financing.  
 
The proposed project will provide 100 percent affordable housing for families and those with 
special needs. The project is expected to create additional affordable housing opportunities for 
underserved households and populations in the City of El Monte while establishing convenient 
access to the Metrolink Station and the City’s downtown core.  
 
 
PROJECT CHARACTERISTICS: 
 
Site Development 
The project proposes to construct an approximate 55,769 SF four-story apartment complex with 
53 units of affordable housing (including one (1) manager’s unit) on an 8,770 SF vacant City-
owned parcel and a 23,780 SF privately-owned parcel.  The combined parcels will encompass a 
total of 27,884 SF (or 0.64 acres) after accounting for required street dedications (for 
street/sidewalk widening & improvements) along Tyler Avenue and Valley Boulevard.  In 
addition, a total of 50 parking spaces are proposed within a subterranean parking garage.  Other 
proposed site amenities include a central courtyard and areas for recreational activity as well as 
indoor communal areas such as recreation rooms and work/office station spaces.     
 
See Exhibit 1 on page 7 for the proposed Site Plan. 
 
Site Access, Circulation & Parking 
The project site is located at the north-west corner of Valley Boulevard and Tyler Avenue and is 
within close proximity to several major transportation nodes. The El Monte Metrolink Station ‐ 
San Bernardino Line is less than 300 feet north of the property, LA Metro’s Bus Route 76 is 
located off of Valley Boulevard (20 feet south of the property), and LA Metro’s El Monte Bus 
Station is less than half a mile south-west of the site.  In addition, the City’s Trolley Station will be 
relocated and operate directly across street.  
 
The 55,769 SF apartment complex is proposed in a U-shape configuration with a 7,416 SF 
central courtyard that can be accessed through an outdoor pedestrian gate along Tyler Avenue.  
In addition, along Tyler Avenue, the main entryway into the building is located at the northern 
portion of the structure through the “Lobby” and secondary entryways to the building are 
provided on the southern portion along Tyler Avenue and the western end along Railroad Street.  
The central courtyard also provides open entryways/breezeways to the building that can be 
accessed through the north and south ends of the courtyard. 
 
The site will provide subterranean parking spaces for residents, staff and guests with sole 
vehicular access (ingress/egress) along Railroad Street.  The underground parking layout 
comprises of a total of 50 parking spaces which includes: 42 open parking spaces, four (4) ADA 
spaces, and four (4) rideshare spaces. Furthermore, a bicycle room with 27 bicycle stalls is 
located at the northern portion of the parking garage adjacent to a stairwell/elevator which has 
common access to every level of the building.  An additional stairwell (with access to every level) 
is proposed at the south-east end of the parking garage.  
 
Per the EMMC, the project requires a total of one (1) space per unit which would require a total 
of 53 parking spaces.  However, the Downtown Specific Plan allows the Planning Commission to 
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reduce the parking requirement if it is justified by certain factors such as the character of the use 
and alternative parking methods.  See “Reduction of Parking Requirement” on page 16 for staff’s 
justification/recommendations to reduce the total parking requirement from 53 to 50 parking 
spaces. 
 
Furthermore, a new southbound right-turn pocket is proposed along Tyler Avenue that will 
enhance roadway accessibility and traffic along the entire length of Tyler Avenue as well as the 
immediate vicinity of the project. 
 
Landscaping 
The landscape design for the proposed project defines street edges, building entrances, the 
central courtyard, walkway paths, and open space areas throughout the entire project site.  The 
conceptual landscaping plan (See Exhibit 3 on page 9) includes a diverse combination of trees, 
shrubs, groundcover, and decorative hardscape to enhance to overall visual appeal of the 
project.   
 
Proposed Trees consists of:  
Swan Hill Olives, Holly Oaks, Arbutus Marinas, Brisbane Box, Sweetshades, Austrailian Willows, 
Lavender Trumpets, Crape Myrtles, Western Redbuds, Dwarf Citrus’, etc. 
 
Proposed Shrubs & Groundcover consist of: 
Little John Bottlebrush, Native Fescues, Pacific Mist Manzanitas, Spanish Lavender, Red 
Yuccas, Lions Tails, Blue Spires Rosemaries, etc. 
 
The landscape plan proposes a variety of canopy/shade trees and landscaping along Valley 
Boulevard, Tyler Avenue and Railroad Street.  The placement of various trees is also utilized to 
accentuate focal areas within the central courtyard and northern exercise area including garden 
walls/seating.  The northern exercise area also provides a raised vegetable garden for the use of 
residents.  A wood lattice trellis is proposed at the southern entryway of the courtyard along Tyler 
Avenue with vines to visually enhance the street front.  The expansive use of interlocking pavers 
is utilized throughout the entire courtyard and internal breezeways of the building. 
 
Furthermore, the Applicant will be required to submit a full landscape plan depicting all proposed 
plant types/materials to the Planning Division for review and approval prior to the issuance of 
Building Permits.  The landscape plan shall be designed to comply with Sections 17.10 and 
17.11 of the EMMC in regards to landscape requirements and water efficiency. 
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Exhibit 1: Site Plan 

 

 

T
Y

L
E

R
 A

V
E

 

3650 Center Ave. 

53-Unit Affordable 

Housing Project 

Approved on 

3/28/2019 
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Exhibit 2: Elevations    
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Exhibit 3: Landscaping & Site Amenities 
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“Total” Open Space 
Per the Specific Plan, the total amount of “private” and “common” open space required for each 
residential unit shall be a minimum of 125 SF.  Therefore, the proposed project requires an 
overall total of 6,625 SF of open space.  The project proposes approximately 12,396 SF of open 
space; thus fulfilling the minimum “total” open space requirements.   
 
“Private” Open Space 
The Specific Plan requires that each unit provide a minimum of 60 SF (or 3,180 SF for all units) 
to be allocated for private open space with a minimum dimension of six (6) feet in any direction. 
 
As noted above, the “total” open space required for each unit is 125 SF (or 6,625 SF for all 
units).  The proposed project provides the minimum “private” open space square footage for all 
proposed units within patios or balconies that range from 72 to 83 SF in size (or 4,040 SF for all 
units); however, the minimum required dimension of six (6) feet in any direction does not comply 
with the Specific Plan as all of the proposed balconies contain dimensions that only provide five 
feet and nine and a half inches (5’-9 ½ “).  The applicant has requested an Affordable Housing 
Concession to reduce the minimum private open space dimension from six (6) feet to 5’-9 ½”.  
See “Affordable Housing Concessions” on page 16. 
 
Furthermore, although the Specific Plan only requires a total of 3,180 SF of “private” open space 
for all of the proposed units, the project exceeds the minimum by proposing a total of 4,040 SF.  
 
“Common” Open Space 
The Specific Plan requires each unit to provide a minimum of 25 SF (or 1,325 SF for all units) to 
be allocated for “common” open space with a minimum dimension of 10 feet in any direction.  
Outdoor spaces such as a public plaza, courtyard, or active recreation space may be designated 
as “common” open space, while indoor common spaces are limited to 30% or 600 SF (whichever 
is greater). 
 
As noted above, the minimum required “total” open space is 6,625 SF for all of the proposed 
units and the minimum required “private” open space of 3,180 SF is in compliance to the Specific 
Plan (with exception to the minimum private open space dimension) as it exceeds to total. Thus, 
the remaining 3,445 SF of required “total” open space can then be applied to the required 
“common” open space.   
 
The project significantly exceeds the minimum “common” open space requirement of 1,325 SF 
by proposing a total of 7,416 SF of outdoor spaces and 1,800 SF of indoor spaces for a total of 
9,216 SF.   
 
The “common” open spaces proposed for the project consist of the following: 

 Central courtyard with a tot-Lot, raised vegetable garden and seating (5,691 SF); 

 Exercise area with picnic seating and a dog enclosure (1,725 SF); 

 Community Room (1,400 SF); and 

 Tech Room (400 SF); 
 
Architectural Design 
As shown on Exhibit 2 on page 8, the architectural design of the four-story multi-family residential 
apartment complex reflects a “Contemporary-Modern” style with an overall building height of 
approximately 50 feet.  The proposed design showcases the use of varying building facades, 
materials, colors, angled and curved elements, and varying roof lines that increase the overall 
visual interest.  Exterior finish materials include:  stucco, fiber cement siding, metal railings, metal 
canopies, metal ribbed vertical and perforated panels, and wall tile accents.   
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The front façade of the building is oriented toward Tyler Avenue with a majority of the building 
setback in a U-shaped configuration to accommodate the central courtyard.  All of the building’s 
elevations (including the central courtyard) contain patios and balconies with perforated metal 
screens that provide private open space for residents while enhancing the building’s 
contemporary-modern appeal.  The building also features expansive street-front windows with 
decorative trim along the entire north and north-east corner on the ground-level along Railroad 
Street and Tyler Avenue.  The expansive street-front windows are intended to increase visibility 
from the office and indoor communal spaces to the street.  Furthermore, the building conveys a 
modern color palette of whites and greys for the main body with neutral reds and yellows to 
accentuate and unify the aesthetics of the project.  
 
The proposed contemporary modern style enhances the neighborhood by introducing finer 
details, textures, and richer materials to the existing downtown surroundings.  The elevations 
along Valley Boulevard, Tyler Avenue and Railroad Street are designed in an attractive, human 
scale manner that encourages pedestrian activity.  The four-story apartment complex is well-
articulated with alternating vertical planes and finish materials that add interest to the building 
facades.  The combination of vertical and horizontal lines provides a clean and modern aesthetic. 
Furthermore, Staff has conditioned that the Applicant shall work with the Planning Division to 
finalize the design of the project prior to the issuance of Building Permits.  
 
Fences and Walls 
The proposed project shows that there will be three (3) foot high planter walls along the 
perimeters of Valley Boulevard, Tyler Avenue and Railroad Street that entirely encloses the 
apartment complex, central courtyard and northern exercise area.  In addition, the installation of 
low-growth landscaping within the raised planters are expected to act as a natural barrier/buffer 
to deter unwanted activity while enhancing the visual appeal of the project.  Six (6) foot high 
steel/tubular fencing and pedestrian gates are also proposed to access the northern exercise 
area from Railroad Street as well as along Tyler Avenue for general access to the central 
courtyard.  The entryway to the courtyard also contains a wood-lattice trellis with vines that is 
intended to create an attractive human-scaled entrance. 
 
The Applicant has been conditioned to submit complete plans for all proposed fences and wall 
any for Planning Division review and approval prior to the issuance of Building permits. 
 
 
PROJECT ANALYSIS: 
 
General Plan Consistency 
The subject property is currently classified as “Downtown Core” by the City’s Comprehensive 
General Plan.  The Downtown Core land use designation is envisioned as a mixed-income, 
multi-use, and vibrant center with an eclectic combination of housing projects and small district 
neighborhoods.  In addition, the Downtown Core area is intended for a mixture of conventional 
single-family neighborhoods and very high-density mixed/multiuse developments, hotel and 
entertainment uses, and commercial and office development oriented around mass transit for a 
transit-oriented development (TOD). 
 
The proposed TOD affordable housing project will provide “low” to “very-low” income housing for 
families and persons with special needs, which is identified as one of the primary goals of the 
2014-2021 El Monte Housing Element.   
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Specifically, the project is consistent with the following General Plan goals and policies:  
 
Land Use Element 

 LU-4.1 Housing Opportunities.  Support a range of types and prices of housing available 
to all economic segments of the community, in appropriate locations to meet present and 
future needs, consistent with the goals and policies of the Housing Element.  

 LU-9.2. Housing Types.  Sensitively integrate higher density residential uses along major 
corridors consistent with corridor implementation plans.  

 LU-9.7. Housing Design.  In concert with expectations of architecture in the Community 
Design Element and corridor implementation plans, require excellence in residential 
architecture design and construction practices exemplified by high quality and durable 
building materials, aesthetics, functionality, and sustainability.  

 
Housing Element 

 H-2.1 Housing Sites.  Provide adequate sites through land use, zoning, and specific plan 
designations to allow single-family homes, apartments, mobile homes, and special needs 
housing.   

 H-2.8 Downtown Core.  Direct the production of new quality housing, including 
mixed/multiuse and mixed income housing with appropriate amenities, as appropriate into 
the Downtown Core.   

 H-4.2 Family Housing.  Facilitate and encourage the development of larger market rate 
rental units for families with children, including lower income families, and the provision of 
supportive services. 

 H-4.4. Homeless People. Support adequate opportunities for permanent supportive 
housing, including services, within El Monte through the implementation of land use and 
zoning practices and monitoring through the permitting procedures.  

 H-4.6 Affordable Housing Preservation. Expand quality and affordable rental housing 
opportunities for families, with housing linked to quality childcare, health, and other 
services.  

 
As part of the adopted Housing Implementation Program, Housing Program No. 10 and 26, 
directs the City to offer developers the opportunity of a Density Bonus Program, which provides a 
density increase of 35 percent with development incentives for qualified affordable projects and 
continue funding nonprofit human service and housing development organizations to provide 
needed services and housing, subject to funding availability and City Council approval.  Approval 
of the proposed project would further the implementation of the Housing Program and improve 
the quality of life for residents in the community.   
 
Zoning Code Consistency  
The site is located within the Station Sub-Area of the Downtown Main Street Transit-Oriented 
District Specific Plan (SP-4).  Each sub-area within the Specific Plan has requirements on 
permitted maximum height, number of stories, Floor Area Ratio (FAR), and dwelling units per 
acre allowed by right. Increased development incentives, referred to as the “Development 
Opportunity Reserve” (DOR), are also provided for in each sub-area.   
 
The Station Sub-Area is envisioned to include a complementary mix of retail, urban housing, and 
transit uses. Stand-alone multi-family residential uses such as townhomes, studio flats, and 
apartments up to six (6) stories will provide housing opportunities for transit users in close 
proximity to the City’s Downtown. The Station Sub-Area is divided into two (2) areas within 
Downtown El Monte that are located near or adjacent to transit facilities and are intended to be 
redeveloped with transit-oriented developments.  The northern-most portion is located adjacent 
to a Metrolink Station. This northern area includes the opportunity to provide a dynamic mix of 
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uses such as multi-family residential and visitor serving retail that are intended to serve 
commuters using the Metrolink, as well as nearby residents.   
 
The proposed 53-unit affordable housing project is located just south of the Metrolink Station and 
is consistent with the zoning classification provided that the Tentative Parcel Map, Design 
Review, Density Bonus and Affordable Housing Concessions are approved by the Planning 
Commission.  As shown in Table 1, the proposed project complies with all of the SP-4 (Station 
Sub-Area) development standards with the exception to:  1) First-floor building height, 2) 
minimum front setback clearance, 3) minimum private open space clearance, and 4) parking.   
 
The applicant has requested a total of three (3) Density Bonus concessions and an adjustment to 
the required parking as detailed in the “Entitlements” section of this report.  See the table below 
for a zoning code breakdown of the proposed project and it’s compliance to the Downtown 
Specific Plan requirements. 
 
 

Table 1: SP-4 (Station Sub-Area) Development Standards 

Development 
Feature 

Monte Vista Sub-Area 
Requirement(s) Proposed 

Meets 

Requirement? 

Density 80/per acre (w/ DOR) 
80/per acre (w/DOR)  
+ 35% Density Bonus 

Yes 

FAR  2.0 2.0 Yes 

Lot Coverage 90% 49% Yes 

Height 50 ft. or 4 stories 50 ft. or 4 stories Yes 

First Floor 
Height 

15’ 10’-3 ¼” 
No;  

AHC No. 01-20 
requested 

Front Setback 
(Valley Blvd.) 

5’ (min); 10’(max) 2’-10” 
No;  

AHC No. 02-20 
requested 

Street  
Side Setback  
(Tyler Ave.) 

5’ (min); 10’ (max) 5’ to 10’ Yes 

Interior Side 
Setback 

0’ 10’ Yes 

Rear Setback 5’ (min); 10’ (max) 6’-10” to 10’ Yes 

Open Space 6,625 SF 12,396 SF Yes 

Private  
Open Space 

60 SF per unit & 
6’ clearance in any direction 

72 to 83 SF per unit & 
5’- 9 ½” clearance  

No;  
AHC No. 03-20 

requested 

Landscaping 
Landscaping along street 
setbacks, entry patios and 

rear setbacks 
Landscaping provided Yes 

Parking Spaces 53 spaces 50 spaces 
No; PC can 

adjust 
requirement 
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Development Opportunity Reserve 

The intent of the Specific Plan Development Opportunity Reserve (DOR) is to encourage 
increased development intensity concurrently with the delivery of public improvements, 
amenities, or incentives to satisfy the increased demand for public amenities that come with the 
increased development intensity.  

 
Each sub-area within the Specific Plan has guidelines on permitted maximum height, number of 
stories, Floor Area Ratio (FAR), and dwelling units per acre allowed by right. Increased 
development incentive standards are also provided for in each sub-area. A developer can 
exceed the maximum height, number of stories, FAR, and dwelling units per acre allowed by 
right in each sub-area, subject to the delivery, or payment in lieu of delivery, of additional 
amenities by the developer identified within an approved Public Improvements List.   
 
The list of possible public improvements is outlined below: 
 

1. Publicly accessible parking spaces provided in excess of minimum on-site required 
parking or projects that provide off-street parking in excess of the minimum required; 

2. Public plazas; 
3. Payment to Public Improvement In-Lieu Fee; 
4. Consolidation of small or undersized properties; 
5. Provide low/very low income housing units within the allowed DOR density, excluding 

Government Code §65915-65918; 
6. Inclusion of art/cultural spaces or uses within development projects; 
7. Publicly accessible park space/green space, open space, plaza, or courtyard spaces 

located on private property; and 
8. Public art that exceeds 1% of the total project cost.    

 
DOR Credits & Incentives 
The project proposes to utilize the DOR for increases in density.  The Station Sub-area allows a 
maximum density of 35 dwelling units per acre (du/ac) by-right and a maximum of 80 du/ac with 
the DOR.  The application of the DOR will increase the project’s density from 35 du/ac to 80 
du/ac increasing the by-right number of units from 22 units to 51 units (a 29 unit 
increase).  Increased levels of development intensity are permitted as consideration for the 
delivery of public improvements as measured by “residential DOR credits”.  Thus, the proposed 
project would require a total of 29 DOR credits that must be delivered as a “public involvement” 
as outlined on the Public Improvements List mentioned above or provide the City with payment 
of $30,000 per DOR credit for the in-lieu fee. 
 
Furthermore, because the Applicant is proposing a total of 53 all affordable housing units, a 
Density Bonus is requested to exceed the maximum of 51 units that is allowed by the DOR to 
allow an additional number of two (2) units.  See “Density Bonus” section on page 16. 
 
 
ENTITLEMENTS: 
 
Tentative Parcel Map (TPM) 
The project site comprises of two (2) parcels at the north-west corner of Valley Boulevard and 
Tyler Avenue: 1) 8,770 SF vacant City-owned parcel and 2) 23,780 SF privately-owned parcel.   
The Applicant proposes to consolidate the two (2) parcels to provide a combined net lot area of 
27,884 SF (or 0.54 acres) after required street dedications for street/sidewalk improvements 
along Tyler Avenue and Valley Boulevard.  Furthermore, TTM No. 83105 will comply with all 
provisions of the City’s Subdivision Ordinance and the State’s Subdivision Map Act.    
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Design Review (DR) 
Per Chapter 17.22 of the EMMC, any new multi-family residential development in the Downtown 
Specific Plan requires the approval of a Design Review. 
 
The El Monte Comprehensive Design Guidelines are intended to convey overall best practices.  
These are additional to specific guidelines tailored to a specific place or neighborhood.  
However, conditions vary from site to site, and there may be a more appropriate solution that is 
in conflict with or is not included in the guidelines.  Innovative design solutions that are consistent 
with the spirit of the design principles identified in the Design Guidelines will be considered and 
encouraged.  The proposed design complies with the majority of the City’s Design Guidelines 
related to multi-family residential developments, which are identified below: 
 
Usable Open Space: 

 Integrates outdoor areas into the site design of new developments, surround 
buildings and existing open spaces. 

 
Garage Location & Driveways: 

 Vehicular access and parking is secondary or subordinate to the homes they 
serve. 

 Fully integrates parking within the overall structure. 

 Driveway is located away from the street intersection to minimize conflict with 
traffic on public streets. 
 

Mass & Scale: 

 A variety of architectural strategies is used to express/break up the massing of the 
building including:  Setbacks and stepbacks, recessed volumes, and other 
strategies to provide a response compatible with the neighborhood. 

 Proper location and configuration of entries, prominent building elements and 
features relate to the overall building concept as well as the neighborhood pattern, 
site configuration and relationship to streets and corners. 

 
Architectural Concept: 

 The architectural concept is appropriate to the site and is executed with rigor and 
consistency. 

 Massing of the project reinforces the overall architectural concept. 

 Provides a high level of design and reflects a common vocabulary of building 
massing, forms, and elements and materials, while at the same time expresses 
architectural variation. 

 The design and detailing enhances the overall architectural idea and is consistent 
around the building. 

 The sides of the building facing the public-right-of-way are planned so that facades 
enhance the street corner and are pedestrian oriented. 

 
Finish Materials: 

 All facades of the building employ a palette of materials which work well together 
and compliment the overall building design. 

 Painted surfaces use colors that reinforce the architecture of the building and are 
compatible with natural material used in the overall project. 

 
Overall, the site and building design of the proposed multi-family development is consistent with 
the El Monte Comprehensive Design Guidelines ad demonstrated with the specific guidelines 
previously mentioned. 
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Density Bonus (DB) 
Per Chapter 17.85 of the EMMC and the mandate of State law, housing developments of five (5) 
or more residential units for the base density (prior to any density bonus) that is affordable to low 
income and very low income households are eligible to request a density bonus.   By-right, the 
proposed project is allowed a maximum density of 35 du/ac.  Since the site provides 27,884 SF 
(or 0.64 acres) square feet of lot area, a total of 22 units can be developed by-right.  With the 
application of the DOR, the Applicant is able to increase the density to 80 units per acre for a 
maximum total of 51 units.  Because the Applicant proposes 100% of low income units, a 35 
percent (35%) density bonus is applicable to increase the allowed density to 107 per acre for a 
maximum of 69 units for the project site.  However, the applicant is only proposing to provide a 
total of 53 units. 
  
Affordable Housing Concessions (AHC) 
Per Section 17.85.070 of the EMMC and the mandate of State law, the Applicant is entitled to 
concessions from development standards.  Because the applicant is providing 100% of the units 
as low and very low income affordable units, three (3) concessions from the development 
standards are mandated by State law.   
 
The following three (3) concessions have been requested: 
 

 Affordable Housing Concession (AHC) No. 01-20:  to reduce the required minimum 
first-floor building height clearance from 15 feet to 10’-3 ¼”; 

 Affordable Housing Concession (AHC) No. 02-20:  to reduce the required minimum 
front setback clearance from 5 feet to 2’-10”; and 

 Affordable Housing Concession (AHC) No. 03-20:  to reduce the required minimum 
private open space clearance from 6 feet to 5’-9 ½” for all of the proposed patios and 
balconies. 

 
Reduction of Parking Requirement 
Per the EMMC, for projects that provide “very low” to “low” income housing units, one (1) parking 
space is required for each affordable unit.  Because the project provides 53 units of low-income 
housing, the applicant is required to have a minimum of 53 parking spaces.  However, the 
Downtown Specific Plan allows the Planning Commission to reduce the requirement if justified 
through factors such as the availability/accessibility of alternative parking, potential shared 
parking arrangements, the characteristics of the use, etc. 
 
The project proposes a total of 50 parking spaces within a subterranean parking garage.  The 
total number of proposed parking spaces includes:  42 open parking spaces, four (4) ADA 
compliant spaces, and four (4) rideshare spaces.  Because the applicant is proposing an all 
affordable housing project that is located within close proximity to major transportation nodes 
(e.g.- Metrolink Station and LA Metro’s Bus Route 76), Staff believes that the character of the 
use and the accessibility to adjacent mass transit lines are able to justify the request to reduce 
the overall parking requirement from 53 parking spaces to 50 parking spaces.  In addition, the 
project will include four (4) rideshare spaces that are intended to serve residents that do not own 
a vehicle.  Two (2) micro-mobility parking areas (each encompassing approximately 50 SF) are 
also proposed at the site which will be located between the subterranean garage’s driveway 
entrance and northern exercise area as well as within the parking garage.  The micro-mobility 
areas are intended for parking of shared electric scooters that will offer residents additional 
alternative transportation options. 
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CITY REVIEW PROCESS: 
 
Planning staff and other City Departments and Divisions have reviewed the proposed project 
through the City’s internal application review process. This review process engages the various 
City Departments and Divisions (i.e., Planning, Building, Public Works/ Engineering, 
Transportation, Police and Los Angeles County Fire Department) to thoroughly evaluate land use 
and development proposals for conformity with the provisions established in the EMMC and 
Downtown Main Street Transit-Oriented Specific Plan.  Additionally, the review process ensures 
that each proposal is designed to be compatible with any existing land uses and structures 
nearby 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 believes that the proposed project’s architecture and site 
improvements for the proposed site largely conforms to the requirements of the City’s General 
Plan, Zoning Code, and Downtown Main Street Transit-Oriented Specific Plan 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, Zoning Code and Specific Plan. 
 
 
ENVIRONMENTAL REVIEW: 

 
Staff has conducted the appropriate environmental analysis in compliance with the requirements 
of the California Environmental Quality Act (CEQA) for the proposed project.  CEQA has 
established a Categorical Exemptions for certain residential development projects that meet the 
conditions described in Section 15194 of the State CEQA Guidelines, which includes exemptions 
from CEQA for affordable housing projects.  Staff has determined that the proposed project 
qualifies with the criteria for an affordable housing project.  To determine whether a project 
meets the threshold criteria and is Categorically Exempt from CEQA, certain findings must be 
made for a project to verify that it qualifies for this specific exemption and that it can appropriately 
be exempt from the requirement to comply with the CEQA statute. A CEQA technical 
memorandum (Attachment C) has been prepared by Tom Dodson & Associates, which analyzed 
how the project meets the qualifying criteria for the Categorical Exemption authorized in Sections 
15194 of the State CEQA Guidelines. 
 
Based on the evaluation, staff has determined that the proposed 53-unit affordable housing 
complex qualifies for a Categorical  Exemption as defined in Sections 15191, 15192, and 15194 
as described in Article 12.5 (“Exemption for Agriculture Housing, Affordable Housing, and 
Residential Infill Project”) of the CEQA Guidelines.  
 
 
PUBLIC OUTREACH: 
 
On April 22, 2020, the Planning Division received a letter from a property owner with comments 
regarding the preliminary plans for the project.  The comments primarily consisted of technical 
recommendations in concerns with the Site Plan, Elevations and Landscaping. 
 
Community Meetings 
On April 23, 2020 and May 14, 2020, the Applicant and the City’s Planning Division conducted 
separate virtual community meetings for the proposed project to interested persons and to 
receive comments from the community.  Notices of the meeting were mailed to property owners 
within 300 feet of the project site.  The community meetings were held in the El Monte City 
Council Chambers which was broadcasted on Channel 3, Facebook Live and the City’s website 
in which participants were able to observe the meeting remotely due to COVID-19 concerns.   
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The following questions/comments were raised at the community meetings: 

 Construction completion date; 

 Street closure(s) for construction; 

 Level of affordability; 

 Type of affordability (e.g.- veterans, families, etc.); 

 Trolley station relocation & replacement; 

 Red curb striping along Railroad Street; and 

 Support for the proposed project. 
 
Public Notice for Planning Commission Meeting 
Public notices for the Planning Commission meeting were mailed to property owners within 300 
feet of the project site, published in the newspaper, and posted at the project site (Attachment E). 
 
 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL: 
 
In order to approve the project, the Planning Commission is required to make certain findings.  
Sections 6 through 9 of the draft resolution contain recommended findings and Section 10 
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 an Affordable Housing Exemption under Article 12.5 Section 15194 (Affordable 
Housing Exemption) and Categorical Exemption under Article 19 Section 15332 in 
accordance with the requirements of the California Environmental Quality Act of 1970 and 
the CEQA Guidelines; 
 

B. Make the Finding of Facts articulated in the body of the Resolution in connection with 
each entitlement request and approve Tentative Parcel Map No. 83105, Design Review 
No. 03-20, Density Bonus No. 01-20, and Affordable Housing Concession Nos. 01-20, 
02-20 & 03-20 subject to conditions of approval. 

 
 
ATTACHMENTS: 
 

A. Resolution No. 3572, with Findings and Conditions of Approval  
B. Development Plans 
C. Technical Memorandum (Categorical Exemption) by Tom Dodson and Associates 
D. Public Hearing Notice, Radius Map and Site Posting 
E. Cesar Chavez Foundation Project Narrative 
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RESOLUTION NO. 3572 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, APPROVING TENTATIVE 
PARCEL MAP (TPM) NO. 83105, DESIGN REVIEW (DR) 
NO. 03-20, DENSITY BONUS (DB) NO. 01-20, 
AFFORDABLE HOUSING CONCESSION (AHC) NO. 01-
20, AFFORDABLE HOUSING CONCESSION NO. 02-20, & 
AFFORDABLE HOUSING CONCESSION NO. 03-20, 
ADOPTION OF A CATEGORICAL AFFORDABLE 
HOUSING EXEMPTION TO PERMIT THE 
CONSTRUCTION OF A FOUR-STORY AFFORDABLE 
HOUSING APARTMENT COMPLEX WITH 53 UNITS ON A 
27,884 SF (OR 0.64 ACRES) SITE LOCATED AT 3637 & 
3649 TYLER AVENUE, EL MONTE, CALIFORNIA 
  
The Planning Commission of the City of El Monte, County of Los Angeles, 

State of California, does hereby find, determine and resolve as follows: 

SECTION 1 – PROJECT DESCRIPTION. On April 16, 2020, The 

Cesar Chavez Foundation, 316 W. 6th Street, Suite 600, Los Angeles, CA 90012, filed 

an application for Tentative Parcel Map (TPM) No. 83105, Design Review (DR) No. 03-

20, Density Bonus (DB) No. 01-20, Affordable Housing Concession (AHC) No. 01-20,  

Affordable Housing Concession (AHC) No. 02-20, Affordable Housing Concession 

(AHC) No. 03-20 for the construction of an approximate 55,769 SF four-story affordable 

housing project with 53 apartment units on a 27,884 SF (or 0.64 acres) project site that 

is located within the SP-4 (Downtown Main Street Transit-Oriented District Specific Plan 

– Station Sub-Area) zone. 

SECTION 2 – PUBLIC HEARING.  This request is made pursuant to the 

requirements of Chapters 16.12, 17.22 and 17.85 of the El Monte Municipal Code 

(EMMC).  The subject properties are located at 3637 & 3649 Tyler Avenue, El Monte, 

California, and described as follows, to wit: 
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APN Nos:  8575-019-909 & 8575-019-030 

Pursuant to which after due notice as required by law, a full and fair public hearing was 

held to consider an adoption of a Categorical Exemption per the CEQA guidelines, and 

approval of Tentative Parcel Map (TPM) No. 83105, Design Review (DR) No. 03-20, 

Density Bonus (DB) No. 01-20, Affordable Housing Concession (AHC) No. 01-20, 

Affordable Housing Concession (AHC) No. 02-20, and Affordable Housing Concession 

(AHC) No. 03-20 for the construction of an approximate 55,769 SF four-story affordable 

housing complex with 53 apartment units, before this Planning Commission on June 11, 

2020 at which time all interested persons were given full opportunity to be heard and 

present evidence. 

SECTION 3 - ZONING. The property is located within the SP-4 

(Downtown Main Street Transit-Oriented District Specific Plan Station Sub-Area) zoning 

district.  Surrounding properties are of similar land uses and are as follows: 

 North:  SP-4 (Station Sub-Area):  Metrolink parking lot. 

 East:  SP-4 (Station Sub-Area):  Multi-family residences. 

 South:  SP-4 (Station Sub-Area):  Office & retail stores. 

 West:  SP-4 (Station Sub-Area): Trolley Station (to be developed w/ housing) 
 

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

is “Downtown Core”.  The Downtown Core area is intended for land use and 

development types that create a vibrant mixed-income and multi-use environment, 

including high-density residential and transit uses.  The proposed development consist 

of an approximate 55,769 SF four-story affordable housing complex with 53 apartment 

units, is consistent with the goals of the EMMC and the 2011 El Monte General Plan.  

   SECTION 5 - ENVIRONMENTAL.  In accordance with the criteria and 

authority contained in the California Environmental Quality Act (CEQA) of 1970 and the 
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CEQA Guidelines as amended, staff has conducted the appropriate environmental 

analysis and based on that assessment, the City has determined the requested project 

to be Categorically Exempt pursuant to Sections 15194 in accordance with the 

requirements of the State CEQA Guidelines.  City staff is hereby directed to 

expeditiously and timely file a Notice of Exemption with Los Angeles County. 

SECTION 6 – TENTATIVE PARCEL MAP (TPM) FINDINGS.  All 

necessary findings for the granting of the Tentative Parcel Map pursuant to Chapter 

16.12 of the EMMC can be made in a positive manner and are as follows: 

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

Finding of Fact:   
The proposed project is consistent with the General Plan land use designation of 
Downtown Core.  Specifically, the Downtown Core land use designation is described 
as follows:   

 
“The Downtown Core allows a range of land uses and development types that create 
a vibrant mixed-income and multiuse environment.” 
 
The proposed project is consistent with the description above in that the Downtown 
Core allows high density residential uses, which is consistent with the proposed four-
story affordable housing complex with 53 units on a 27,884 SF (or 0.64 acre) project 
site. 

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

general and specific plans. 
 

Finding of Fact:  
The design and improvements of the proposed subdivision are consistent with the 
General Plan in that the project is consistent with Community Design Element Goal 
CD-9.8, which states that new multi-family residential projects be designed to 
convey a high level of visual and physical quality.  Specifically, the proposed project 
is best described as contemporary architecture that reflects an urbanized approach 
to modern living with a focus on mass-transit and walkability.  The proposed design 
allows for the use of varying elements to provide building articulation and there are 
variations in materials, colors, and angled and curved elements.  Adequate open 
space consistent with City design guidelines is proposed to ensure a livable quality 
environment.  The proposed project will be distinct in that it is a high quality new 
development which is designed to add value to its surrounding context.  Further, the 
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project will be in substantial compliance with the Downtown Main Street Transit-
Oriented District Specific Plan Station Sub-Area which has a set of design 
requirements that the project design adheres to. 

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

Finding of Fact: 
The site is physically suitable for the development in that the proposed Tentative 
Parcel Map is to consolidate two (2) parcels:  1) 8,770 SF vacant City-owned parcel 
and 2) 23,780 SF privately-owned parcel.  The project also proposes 50 parking 
spaces within a subterranean garage.  Given the shape and topography of the 0.64-
acre project site, the proposed development contains adequate land for 53 
affordable multiple-family dwelling units, accompanying subterranean garage and 
open space areas to service the development.  Furthermore, staff has worked with 
the Applicant to achieve a site plan that is able to meet the intent of the Zoning Code 
to the greatest feasible extent.  As such, the site is physically suitable for the 
proposed development. 

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

Finding of Fact: 
The site is physically suitable to accommodate the proposed four-story affordable 
housing complex with 53 units on the 0.64 acre subject site for a total of 82 units per 
acre.  The density proposed is allowed with a combination of density provisions as 
specified in the Downtown Transit-Oriented District Specific Plan Station Sub-Area, 
the Development Opportunity Reserve (DOR), and a density bonus.  Therefore, the 
site is physically suitable for the proposed density of development. 

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

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

 
Finding of Fact:   
The design of the subdivision or the proposed improvements are not likely to cause 
substantial environmental damage or substantially and avoidably injure fish or 
wildlife or their habitat in that the subject site was previously occupied by and is 
surrounded by urban development and  is not habitat to any fish or wildlife.  Further, 
the proposed project will comply with the policies and regulations of the El Monte 
Municipal Code and General Plan and with all local or regional plans, policies, 
regulations, and any applicable requirements by the California Department of Fish 
and Game or U.S. Fish and Wildlife Service.  Based on these factors, the proposed 
subdivision will not cause substantial environmental damage or injure wildlife or their 
habitat. 

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

serious public health problems. 
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Finding of Fact: 
The design of the proposed project and the type of improvements are not likely to 
cause serious problems to public health because the building and infrastructure 
improvements shall be constructed to conform to all City standards, including all 
conditions set forth in the resolution. Prior to issuance of City development permits 
and/or a Certificate of Occupancy, the project is required to comply with all 
conditions set forth in the resolution, from the Building and Safety Division, 
Engineering/Public Works Division, and Fire Department requirements.  The 
referenced agencies through the permit and inspection process will ensure that the 
proposed project will not be detrimental to the public health, safety or welfare nor will 
it be materially injurious to the properties or improvements in the vicinity. 

 
G. The design of the subdivision or the type of improvements will not conflict with 

easements, acquired by the public at large, for access through or use of, property 
within the proposed subdivision. In this connection, the governing body may approve 
a map if it finds that alternate easements for access or for use will be provided, and 
that these will be substantially equivalent to ones previously acquired by the public. 
This subsection shall apply only to easements of record and to easements 
established by judgment of a court of competent jurisdiction. No authority is granted 
to a legislative body to determine that the public at large has acquired easements for 
access through or use of property within the proposed subdivision. 

 
Finding of Fact: 
The design of the subdivision or type of improvements will not conflict with other 
easements acquired by the public at large. The subject site is currently comprised of 
two (2) parcels:  1) 8,770 SF vacant City-owned parcel and 2) 23,780 SF privately-
owned parcel.  The City-owned parcel will be sold to the Applicant for fair market 
value.  The project will result in new affordable residences and there are no records 
of easements acquired by the public at large for access through the property.  
Tentative Parcel Map No. 83105 has been evaluated by the City’s Public Works 
Engineering Department, which has identified conditions and public improvements 
that will be required to be performed and completed in an acceptable manner to the 
City in accordance with all applicable rules and laws.    

 

 SECTION 7 – DESIGN REVIEW (DR) FINDINGS.  All necessary 

findings for the granting of a Design Review pursuant to Section 17.22.060 of the El 

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

A. The granting of the design review request will not be detrimental to the public 
health or welfare or be injurious to the property or to improvements in such zone 
or vicinity. 
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Finding of Fact: 
The proposed project will be located in an urbanized built-out community with 
existing and compatible residential and commercial uses, and therefore will not be 
detrimental to the public health or welfare or be injurious to the property or to 
improvements in such zone or vicinity. Conditions of approval have been 
incorporated into the project to ensure that the proposed project will not negatively 
impact the surrounding properties or land uses in the area.  Additionally, before the 
issuance of City development permits and/or a Certificate of Occupancy, the project 
is required to comply with all conditions set forth in the resolution of approval, from 
the Building and Safety Division, Engineering/Public Works Division, and Fire 
Department requirements.  The referenced agencies through the permit and 
inspection process will ensure that the proposed project will not be detrimental to the 
public health, safety or welfare nor will it be materially injurious to the properties or 
improvements in the vicinity. 

 
B. The design of the proposed project would provide a desirable environment for its 

occupants and visiting public as well as its neighbors through good aesthetic use 
of materials, textures, and colors that remain appealing and will retain a 
reasonably adequate level of maintenance. 

 
Finding of Fact: 
The design of the proposed project would provide a desirable environment for its 
occupants and visiting public as well as its neighbors through good aesthetic use of 
materials, textures, and colors that remain appealing and will retain a reasonably 
adequate level of maintenance in that the proposed development is designed in a 
contemporary modern architecture that reflects an urbanized approach to modern 
living with a focus on mass-transit and walkability.  Additionally, the proposed design 
allows for the use of varying elements to provide building articulation and there are 
variations in materials, colors, and angled and curved elements.  Adequate open 
space consistent with City design guidelines is proposed to ensure a livable quality 
environment.  The proposed project will be distinct in that it is a high quality new 
development which is designed to add value to its surrounding context.  Therefore, 
the design of the project will provide a desirable environment for its occupants and 
visiting public as well as its neighbors. 
 
C. The design and layout of the proposed project would not unreasonably interfere 

with the use and enjoyment of neighboring existing or future development, and 
will not result in vehicular and/or pedestrian hazards. 

 
Finding of Fact: 
The design and layout of the proposed project would not unreasonably interfere with 
the use and enjoyment of neighboring existing or future development, and will not 
result in vehicular and/or pedestrian hazards in that the proposed project will be 
located in an urbanized built-out community adjacent to an existing train station 
(Metrolink) and therefore not likely unreasonably interfere with the use and 
enjoyment of neighboring existing or future development.   
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The site has adequate access from Valley Boulevard, Tyler Avenue and Railroad 
Street and also provides an efficient internal circulation system. The project 
improvements and land uses are consistent with the intent and the applicable 
development standards of the City’s Zoning Code, Subdivision Code, the Downtown 
Main Street Specific Plan, and the General Plan.  Tentative Tract No. 83105 has 
been evaluated by the City’s Public Works Engineering Division, which has identified 
conditions and public improvements that will be required to be performed and 
completed in an acceptable manner to the City in accordance with all applicable 
rules and laws.    

 
D. The architectural design of the proposed project is compatible with the character 

of the surrounding neighborhood and the provisions of this chapter and the 
general plan contemplate harmonious, orderly and attractive development.  
 

Finding of Fact: 
The proposed project will provide high quality architectural and landscape design 
and use of sustainable materials and practices.  The architectural treatment of 
building elevations and modulation of the massing stimulates visual interest. 
Adequate open space consistent with City design guidelines is proposed to ensure a 
livable quality environment.  Therefore, the proposed project will be compatible with 
the character of the surrounding neighborhood and the provisions of the Design 
Review Chapter and the general plan contemplate harmonious, orderly and 
attractive development. 

 
E. The landscape considerations including the location, type, size and coverage of 

plant materials, provisions for irrigation, maintenance and protection of 
landscaped areas, have been provided to insure visual relief, to complement 
buildings and structures and to provide an attractive environment.  

 
Finding of Fact: 
The proposed conceptual landscaping plan is designed to define street edges, 
building entrances, the central courtyard, walkway paths, and open space areas 
throughout the project.  The conceptual landscaping plan includes a combination of 
water efficient trees, shrubs, and ground cover plants.  A variety of plant materials 
are proposed that will beautify the project site.  All new landscaping is required to 
have a fully automatic irrigation system.  Irrigation (including spray and/or drip) shall 
be provided, in the Construction Document phase, and to be installed per local 
California water regulations.  The new design will provide an attractive environment 
for residents, employees and visitors on site. 

 
 SECTION 8 - DENSITY BONUS (DB) FINDINGS. – The Planning 

Commission finds that the proposed affordable housing development conforms with 

Chapter 17.85 of the EMMC - Density Bonus Provisions in that the proposed units will 
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provide 100 percent of low/very low income units; thus allowing the applicant to request 

a 35 percent increase in density.  Furthermore, the project is also entitled to a maximum 

of three (3) concessions.  All necessary findings for the granting of density bonus 

concessions pursuant to Section 17.85.070(C) of the EMMC can be made in a positive 

manner and are as follows:  

A. The incentive or concession is required in order to provide for affordable 
housing costs or for affordable rents for the restricted units. 

 
Finding of Fact:   
Concessions are needed because the proposed development will provide 100 
percent (53-units) of low/very low income housing.  The concessions to reduce 
the first-floor building height, deviate from the front setback clearance and reduce 
the private open space requirement are necessary in order to provide for 
affordable housing costs or for affordable rents for the restricted units.  Without 
the proposed concessions, the project as proposed would not be feasible and the 
project would provide a significantly less number of affordable units.  

 
B. The concession or incentive would not have a specific adverse impact upon 

the public health or safety, and there is no feasible method to satisfactorily 
mitigate or avoid the specific adverse without rendering the development 
unaffordable to low and moderate-income households. A specific adverse 
impact means a significant, unavoidable impact, as provided in written 
standards, policies, or conditions. 
 

Finding of Fact: 
The concessions would not have a specific adverse impact upon the public 
health or safety because the proposed development will provide 100 percent (53-
units) of low/very low income housing, the concessions to reduce the first-floor 
building height, deviate from the front setback clearance and reduce the private 
open space requirement are necessary as the proposed project would not be 
feasible and would provide a significantly less number of affordable units.  
 
Furthermore, the project as proposed will be located in an urbanized built-out 
community adjacent to an existing train station (Metrolink) with existing 
residential and commercial uses, and therefore would not have an adverse 
impact upon the public health or safety.  Conditions of approval have been 
incorporated into the project or will be implemented to ensure that the proposed 
project will not negatively impact the surrounding properties or land uses in the 
area.  Additionally, before the issuance of City development permits and/or a 
Certificate of Occupancy, the project is required to comply with all conditions set 
forth in the resolution of approval, from the Building and Safety Division, Public 
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Works Engineering Division, and Fire Department requirements.  The referenced 
agencies through the permit and inspection process will ensure that the proposed 
project will not be detrimental to the public health, safety or welfare nor will it be 
materially injurious to the properties or improvements in the vicinity. 

 
C. The incentive or concession would not be contrary to state or federal law. 

 
Finding of Fact: 
The proposed concessions do not contradict state and federal law as the 
concessions are allowed per the density bonus provisions of the EMMC and the 
EMMC is in compliance to state and federal law.  Furthermore, the project is 
required to comply with all conditions set forth in the resolution of approval, from 
the Building and Safety Division, Public Works Engineering Division, and Fire 
Department requirements.  The referenced agencies through the permit and 
inspection process will ensure that the proposed project will comply with state 
and federal law. 

 
 SECTION 10 – PARKING REDUCTION FINDING.  A finding to reduce 

the parking standards, pursuant to Section 17.08.100(E) of the El Monte Municipal 

Code and the Downtown Specific Plan can be made in a positive manner: 

Finding of Fact: 
Per the EMMC, for projects that provide “very low” to “low” income housing units, 
one (1) parking space is required for each affordable unit.  Because the project 
provides 53 units of low-income housing, the applicant is required to have a 
minimum of 53 parking spaces.  However, the Downtown Specific Plan allows 
the Planning Commission to reduce the requirement if justified through factors 
such as the availability/accessibility of alternative parking, potential shared 
parking arrangements, the characteristics of the use, etc. 
 
The project proposes a total of 50 parking spaces within a subterranean parking 
garage.  The total number of proposed parking spaces includes:  42 open 
parking spaces, four (4) ADA compliant spaces, and four (4) rideshare spaces.  
Because the applicant is proposing an all affordable housing project that is 
located within close proximity to major transportation nodes (e.g.- Metrolink 
Station and LA Metro’s Bus Route 76), Staff believes that the character of the 
use and the accessibility to adjacent mass transit lines are able to justify the 
request to reduce the overall parking requirement from 53 parking spaces to 50 
parking spaces.  In addition, the project will include four (4) rideshare spaces that 
are intended to serve residents that do not own a vehicle.  Two (2) micro-mobility 
parking areas (each encompassing approximately 50 SF) are also proposed at 
the site which will be located between the subterranean garage’s driveway 
entrance and northern exercise area as well as within the parking garage.  The 
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micro-mobility areas are intended for parking of shared electric scooters that will 
offer residents additional alternative transportation options. 

 
SECTION 11 – APPROVALS AND CONDITIONS. The Planning 

Commission determines that the project is in accordance with the criteria and authority 

contained in the California Environmental Quality Act (CEQA) of 1970 and the CEQA 

Guidelines as amended, and has determined the project is Categorically Exempt from 

CEQA and does hereby approve Tentative Parcel Map (TPM) No. 83105, Design 

Review (DR) No. 03-20, Density Bonus (DB) No. 01-20, Affordable Housing Concession 

(AHC) No. 01-20,  Affordable Housing Concession (AHC) No. 02-20, and Affordable 

Housing Concession (AHC) No. 03-20, subject to the following conditions: 

GENERAL 
 

1. The project shall substantially conform to Tentative Parcel Map (TPM) No. 
83105, Design Review (DR) No. 03-20, Density Bonus (DB) No. 01-20, 
Affordable Housing Concession (AHC) No. 01-20, Affordable Housing 
Concession (AHC) No. 02-20, Affordable Housing Concession (AHC) No. 03-20 
and the associated plans presented to the Planning Commission on June 11, 
2020. 

 
2. The Tentative Parcel Map approval as contained herein shall be effective for a 

period of twenty-four (24) months from the date of effective approval thereof; 
provided however, that if the Tentative Parcel Map is not recorded during such 
24-month period the application may apply for a time extension subject to the 
approval of the Planning Commission in accordance with Section 16.10.140 of 
the EMMC and the State Subdivision Map Act.  The expiration date for the TPM 
will be effective on June 21, 2022. 

 
3. Approvals for Design Review No. 03-20, Density Bonus No. 01-20, Affordable 

Housing Concession No. 01-20, Affordable Housing Concession No. 02-20, and 
Affordable Housing Concession No. 03-20 shall be effective for the term of 
Tentative Parcel Map No. 83105 and for a period of six (6) months following the 
date of recordation of the map; provided however, that prior to such date, 
building permits shall have been obtained or a time extension for the project shall 
have been approved by the Planning Commission. 
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4. A signed copy of the approving resolution of the Planning Commission shall be 
printed or attached to the development plans that are to be submitted during the 
plan check process. 
 

5. All applicable conditions of approval shall be met or confirmed to have been 
appropriately addressed by the Community and Economic Development Director 
or designee prior to issuance of building permits and subsequently confirmed 
prior to occupancy of any buildings. 

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

Works Engineering Division, standards and conditions shall be complied with 
prior to the issuance of building or at the other specified time set forth in these 
conditions or approval or as set forth in City Codes.  
 

7. All City and Los Angeles County Fire Department standards and conditions shall 
be implemented prior to final inspection and prior to occupancy of any building. 

 
8. 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. 

 
9. Prior to the issuance of building permits, the Applicant shall provide 

documentation of the amenities or incentives of the Development Opportunity 
Reserve (DOR) in conjunction with the proposed development have been 
accepted into the building design elements.  The amenities or incentives 
incorporated into the building design elements shall amount to a minimum of 29 
DOR credits at the time of completion of improvement of the project or the 
applicant shall pay the difference into the DOR Public Improvement in-lieu Fund 
in accordance with the Downtown Main Street Transit Oriented District Specific 
Plan.   

 
10. From the date of approval of the project by the Planning Commission until the 

time when the City has accepted the property maintenance agreement for the 
development project as provided in Condition No. 14, herein, the owner of the 
property shall maintain the property in a good condition to include: 

a) The continuous maintenance of landscaping and vegetation on the property 
in a vigorous and weed free condition or if the property is unimproved, the 
prompt removal of weeds and volunteer vegetation on the property;  

b) The prompt removal of any debris or trash from the property regardless of 
whether such debris or trash is disposed on the property by third persons;  

c) The installation of temporary security fencing to limit unauthorized entry if 
the property is otherwise vacant in whole or in part;  

d) The installation on each vacant structure on the property of secure and 
tamper-proof door and window coverings to prevent trespass and illegal 
occupancy of such vacant structures;  
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e) The prompt demolition or restoration of any structure on the property which 
has been materially damaged by fire or vandalism;  

f) The prompt removal of evidence of graffiti vandalism from any surface on 
the property, including graffiti as applied to temporary security fencing or to 
walls or structures including any wall or structure which is proposed for 
demolition; and 

g) Other property maintenance and property security measures as may be 
indicated for the property under EMMC Chapter 8.59 or other applicable 
law. 

 
LEGAL 

 
11. By acceptance of the approval of the project by the City, the Applicant shall 

defend, indemnify, and hold harmless the City and its agents, officers, and 
employees from any claim, action, or proceeding against the City or its agents, 
officers, and employees to challenge, set aside, void or annul the approval of the 
project from an action which may be brought within the time period provided for 
such actions or challenges under applicable law. The City shall promptly notify 
the applicant of any claim, action, or proceeding and the City shall cooperate in 
any such defense. 

 
12. The Applicant shall enter into and comply with all necessary agreement and 

covenants with the City or other relevant party that may be required to effectuate 
the Project, and project approvals shall only be valid upon City approval of a 
Disposition Development and Affordable Housing Loan Agreement for the project 
site, in the sole and absolute discretion reserved to the City Council.   

 
13. The Applicant and City shall enter into a Subdivision Improvement Agreement 

prior to recordation of the Final Tract Map for the design, acquisition, installation, 
construction, dedication and one-year warranty for all of the public infrastructure 
improvements required by the conditions of approval for Tentative Parcel Map 
No. 83105.   

 

14. An agreement for property maintenance is required and shall be reviewed and 
approved by the City Attorney.  Such agreement for property maintenance may 
be included in the City’s affordable rental housing regulatory agreement. The 
Agreement shall be submitted for review by the City Attorney and shall be 
approved and recorded before building permits are issued or recorded 
concurrently with the final map. 
a) Parking. The agreement shall address and ensure that all residential and 

guest parking is allocated and properly marked for use.  A total of 50 parking 
spaces shall be provided. Each parking stall space shall be kept clear and 
available for the parking of vehicles.  Parking decals shall be required for all 
cars registered with the leasing agreement.  All office parking shall be made 
available for guest parking after business hours.  Parking shall be monitored 
and enforced 24-hours by onsite management.  
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b) On-going maintenance criteria, repair and upkeep of the property and all 
improvements located thereupon  (including but not limited to controls on the 
proliferation of trash and debris about the property; the proper and timely 
removal of graffiti; the timely maintenance, repair and upkeep of damaged, 
vandalized and/or weathered buildings, structures and/or improvements; the 
timely maintenance, repair and upkeep of exterior paint, parking areas/striping, 
pedestrian pathways/open space areas, lighting and irrigation fixtures, walls 
and fencing, landscaping and related landscape improvements and the like, as 
applicable). 

c) The agreement shall include provisions which confer a power on the City 
upon notice to the owner, to enter the property to perform maintenance and 
repair work and create a lien in favor of the City to secure reimbursement of 
City costs to correct any maintenance deficiency. 

 
CONSTRUCTION 
 

15. The Applicant shall ensure that the contractors conduct construction activities 
between the hours of 7:00 AM and 6:00 PM on weekdays and 9:00 AM to 5:00 
PM on Saturdays, with no construction permitted on Sundays or Federal 
holidays. 

 
16. The Applicant shall distribute a notice prior to the commencement of construction 

activities to property owners and tenants within 300 feet of the project boundary 
of properties that abut the project site.  The notice shall include the contact 
information of the applicant project manager and City of El Monte Planning 
Division staff.  

 
17. A truck/traffic construction management plan is required for this project pursuant 

to the Department of Transportation.  All construction traffic regarding the 
movement of heavy equipment and graded materials are limited to off peak 
hours.  This plan shall be approved prior to the issuance of Building Permits. 
 

18. The project must comply and be designed to meet the all requirements of the 
current applicable California Building Code.  All building safety, geotechnical, 
mechanical, electrical, plumbing, and accessibility requirements will be reviewed 
for compliance during plan review. 

 
19. Prior to commencing site preparation activities, the project site shall be secured 

with a fence to prevent unauthorized access to the site and the fence shall 
contain a screening material to screen construction activities from view. The 
temporary screening fence shall be installed to the satisfaction of the Community 
and Economic Development Department and shall be maintained in good 
condition (free of tears, holes, crack lines, debris, etc.) at all times.  At the 
primary entrance to the site, the screening material shall be reduced to a 
maximum height of four feet to provide visibility into the site at all times and for 
public safety purposes. The project site shall also have a minimum of one sign of 
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quality material depicting the proposed development, which shall include 
renderings, project opening date, and City Council information. The signs shall 
be designed and installed to the satisfaction of the Community and Economic 
Development Department and maintained in good condition (free of tears, graffiti, 
holes, cracks, fading, debris, etc.) at all times.  

 
20. Prior to the commencement of construction on the site, the Applicant shall 

schedule a pre-construction meeting between the general superintendent or field 
representative and the Planning Division to review the approved plans and 
construction requirements, and project construction staging and sequencing. 
 

21. The Applicant and project construction manager shall be required to work with 
City Staff to identify all public and private schools within a 1,000-foot radius from 
the project site. The applicant/construction manager shall be required to contact 
all identified schools to notify the principal of the school about the proposed 
project, construction periods, and planned trucking routes, and to coordinate 
trucking activities to and from the site.  Trucking deliveries and pickups from the 
project site shall be prohibited during the periods identified by a school within the 
radius and during peak hours when children are coming to or leaving the school.  
Additionally, all project sites located within this specified radius shall be required 
to maintain one onsite flag personnel to direct trucking activities coming to and 
leaving the site during all phases of project construction and until the project has 
received final approval.  The applicant shall be required to submit to the Planning 
Division a written letter showing evidence that this condition has been satisfied 
prior to issuance of a building permit. 

 
22. During the construction process all related activities, including but not limited to, 

loading, unloading, storage of equipment and materials, and parking of employee 
vehicles are prohibited within the public R.O.W.  All such activities shall be 
conducted only on the project site and not in the public R.O.W. 

 
23. All onsite activities shall comply with the City of El Monte Noise Ordinance at all 

times.  
 

24. Automatic gas shut off/earthquake safety valves shall be installed for each gas 
meter location. 
 

25. 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 percent) 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 
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property in compliance with EMMC Chapter 8.20.  The removal of all solid waste 
arising out of the construction and demolition process shall be undertaken by a 
duly franchised solid waste hauler authorized to provide solid waste services for 
construction and demolition projects within the City of El Monte.  The removal of 
all other wastes from the property shall be undertaken by a duly franchised solid 
waste hauler authorized to provide solid waste services to residential and 
commercial properties within the City of El Monte.  

a) Prior to the issuance of a Building Permit, the applicant shall submit to the 
Building Safety Division, the Environmental Services Division and the City 
Code Enforcement Division, the name and contact information for the 
contracted waste hauler. It shall be the applicant's obligation to ensure 
that the waste contractor utilized has obtained permits from the City of El 
Monte to provide such services.  

b) Prior to final approval for occupancy, and in addition to any other 
requirements set forth under the El Monte Municipal Code or by the Chief 
Building Official, the applicant shall submit to the Building and Safety 
Division, the receipt(s) showing evidence that the waste and debris 
generated during the demolition and construction process were properly 
disposed and/or diverted. 

c) Except as otherwise authorized pending the completion of the construction 
and demolition activities authorized under this resolution, solid waste 
containers and bulky items may not be stored or maintained at locations 
designated for parking and must be maintained in those locations 
designated for the temporary storage of solid waste and bulky items. 

 
26. The site and the public R.O.W. adjacent to any portions of the site shall be 

maintained in a condition which is free of debris both during and after the 
construction, addition or implementation of the entitlements granted herein. All 
trash and refuse shall be disposed of in dumpsters and be removed from the 
premises on an as needed basis.  Any surplus construction materials shall be 
stored so as to be screened from public view when not actually in use and be 
removed from the property upon completion of construction activities.  The 
removal of all trash, debris, and refuse, whether during or subsequent to 
construction shall be done only by the property owner, the applicant or by a 
permitted waste contractor, who has been authorized by the City to provide 
collection, transportation, and disposal of solid waste from residential, 
commercial, and construction areas within the City. 

a) Prior to issuance of a Building Permit, the applicant shall submit to the 
City, the name and contact information for the contracted waste hauler. It 
shall be the applicant's obligation to insure that the waste contractor 
utilized has obtained permits from the City of El Monte to provide such 
services. 

b) Prior to final approval for occupancy, the applicant shall submit to the 
Planning Division, the receipt(s) showing evidence that the waste and 
debris generated during the construction process were properly disposed. 
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27. Fire protection facilities; including access, must be provided prior to and during 
construction. 

 
28. All staging areas and storage of equipment and materials shall be set back from 

adjacent residential uses.   
 

29.  Commencement of construction of the project including the demolition of the 
existing El Monte Trolley Station improvements shall be coordinated to the 
satisfaction of the Community and Economic Development Director within the 
completion of the temporary El Monte Trolley Station improvement on the west 
side of Center Avenue. 
 

ART IN PUBLIC PLACES 
 

30. The proposed project is subject to comply with the El Monte Art in Public Places 
Program Ordinance (EMMC Chapter 15.07) unless the project is exempt 
pursuant to EMMC Section 15.07.040(B). 

 
SITE PLAN 
 

31. Prior to the recording of the Final Map, the City and/or Applicant shall prepare 
and submit a composite development plan to the City showing all required and 
intended public and private improvements for the land parcels and public 
roadway as delineated in the Map approved herein. 
 

32. The Applicant shall submit a design for the onsite trash enclosure(s) for review 
and approval by the Planning Division and the City's Solid Waste Service 
Provider during the plan check process. All trash enclosures shall be screened 
and buffered from public view. The trash enclosures shall include a designated 
area for solid waste disposal and a designated area for recycling disposal.  The 
design will be reviewed for aesthetic value and use of quality materials.  All 
outside trash and garbage collection areas shall be paved and enclosed on at 
least three (3) vertical sides by a solid five (5) foot high wall and on the fourth 
side by a view obscuring gate to screen the containers from view.  Trash 
enclosures shall be of a size sufficient to contain all trash containers maintained 
outside the building.  The finish and color of the enclosure shall be designed to 
match a primary element from the site building style as well as incorporate a 
decorative cover per the approval of the Community and Economic Development 
Director.  

 
33. Decorative driveway surface materials that provide anti-squeaking qualities shall 

be installed at the project vehicular entrance to the satisfaction of the Community 
and Economic Development Director.   
 

34. The Applicant shall install a security system with HD cameras throughout the 
project site. The plan shall be reviewed by the El Monte Police Department and 
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such recording shall be available for the El Monte Police Department for a 
minimum of 45 days.  

 
LANDSCAPING 
 

35. The Applicant shall be required to submit to the Planning Division for review and 
approval of a detailed landscape/irrigation plan for the site that is prepared by a 
State Licensed Landscape Architect.  The plan shall address the following items: 

a. Comply with the State mandated Model Water Efficient Landscape 
Ordinance (MWELO) 2015 update and Chapter 17.11 - Water Efficiency of 
the El Monte Municipal Code (EMMC). The document package may be 
downloaded on the City website under Building and Safety or contact the 
Building and Safety Division at (626) 580-2050.  

b. An automatic timed underground irrigation system shall be installed and 
maintained for each landscaped area.  

 
36. The landscape plan shall provide for a variety of groundcover, grasses, shrubs, 

perennials, and ornamental trees with various textures, heights, size and a 
variety of foliage and flower color, per EMMC Section 17.10.030(A)(1) and the 
Downtown Main Street Specific Plan.  The landscape plan shall include a Plant 
Legend containing: plant symbol, scientific name of plant material, common 
name of plant material, plant container size, and plant spacing in “inches”.  Single 
row and triangle plant spacing are preferred.  Very low, low and medium water 
usage plant materials are encouraged. 

 
37. The minimum size for required trees shall be 24” box and subject to the review 

and approval of the Community and Economic Development Director.  An 
automatic timed underground irrigation system shall be installed and maintained 
for each landscaped area. 
 

38. All street trees shall be approved by the Planning Division/City Arborist.   
 

39. All landscape and irrigation areas shall be installed prior to a certificate of 
occupancy. 

 
LIGHTING 
 

40. The Applicant shall submit a photometric plan to the Community and Economic 
Development Department for review and it shall provide a minimum of 1 foot-
candle throughout the site.  Where available and deemed necessary by the 
Community and Economic Development Director, the system must be equipped 
with vandal resistant covers and be shielded to direct light away from all 
neighboring uses, and comply with CALGreen or local ordinance, whichever is 
more stringent.  The lighting plan shall include the design and specifications for 
all proposed exterior site lighting fixtures and shall be reviewed for quality, 
aesthetics, and illumination values. 
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41. The Applicant shall submit for review by the Planning and Building Division, the 

design and specifications for all proposed lighting fixtures proposed for the 
buildings, drive aisles, parkways, parking areas, pathways, and surrounding 
areas within the development.  The fixtures shall be reviewed for quality, 
aesthetics, illumination values, sustainability values such as LED and shall be 
decoratively and architecturally consistent with the building design.  The number, 
location, height, style and design shall be reviewed and approved by the 
Planning Division and Building Division prior to issuance of building permits. 
 

UTILITIES AND MECHANICAL EQUIPMENT 
 

42. All onsite utilities service lines shall be underground and not visible to the public 
view. 
 

43. The Applicant shall submit a composite utility plan depicting the location of above 
ground utility appurtenances. The exact location of the equipment shall be 
approved by the Planning Division, during the plan check process, and shall be 
installed as per approved plans.  

 
44. All mechanical equipment placement and screening shall be included on the 

composite development plan and shall be reviewed and approved by the 
Planning Division prior to installation. Where practicable and as shown on the 
plans approved by the Planning Commission in the course of obtaining the 
requested entitlements, mechanical equipment, heating, ventilation, air 
conditioning (HVAC) units, satellite dish systems, solar panels, thermal solar 
heaters, utility meters, above ground utility and fire safety connections will be, 
screened, located out of public view or be architectural integrated into the project 
design.   

 
FENCES AND WALLS 
 

45. Prior to the demolition of any existing property line walls and/or fences and 
construction of a new property line concrete block wall(s), the applicant shall 
make reasonable efforts to coordinate and obtain approval from neighboring 
property owner(s) to remove any existing wall(s) and/or fence(s). Written 
authorization from the neighboring property owner shall be provided for the 
removal of an existing wall and construction of a new property line wall upon 
submittal for plan check. 

 
46. All fences and walls shall be decorative.  Block walls shall provide a stucco finish 

to match the proposed development. 
 
47. Where proposed, new interior and perimeter fences and walls for the project site 

shall be of a decorative design and manufactured/built using durable materials 
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and protective surfaces.  The application of graffiti resistant coating and/or other 
anti-graffiti measures are required.  

 
48. All pedestrian gates shall be equipped with a key (security) code and meet ADA 

requirements. 
 
49. Architectural plans including a site plan, elevations, and mechanical 

specifications for all walls/fences/gates shall be submitted to the Planning 
Division for review and approval. 

 
ARCHITECTURE 

 
50. The Applicant shall continue to work with Planning Division staff to further refine 

and finalize the design of the proposed project prior to the issuance of building 
permits.  
 

51. Prior to issuance of building permits, the plans shall specify the type of materials 
and colors that will be installed on exterior of residences.   

 
52. All guard rails must be decorative and high quality material and shall be reviewed 

by the Planning Division during the plan check process. 
 

53. During the plan check process the elevations shall be printed in color. All 
proposed materials shall be presented on a board and noted on the architectural 
plans. 

 
54. The Applicant shall work with staff to finalize the color palette for exterior finish 

materials.   
 
SIGNS 
 

55. The Applicant shall submit and receive approval of a Sign Permit for all proposed 
signage.   

 
POLICE DEPARTMENT 
 
Lighting 

56. Pedestrian walkways leading to residential units and parking spaces should 
provide LED lighting. 

 
57. Common outdoor areas shall be provided with adequate lighting. 

 
Landscape 

58. Building entrances should be accentuated and well defined with landscaping, 
architectural design and lighting. 
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59. Open spaces and walkways should be designed to enhance security and safety. 
 
60. Mail boxes should be visible by the residents and located in the interior of the 

property lines/boundaries. 
 

Building Signage 
61. Building address numbers should be visible from the public road as well as 

depicted on each unit/residence. 
 
62. The building address numbers should be legible and large enough to identify the 

buildings by first responders. 
 
ENGINEERING & PUBLIC WORKS 
 
The following conditions and public improvements will be required to be performed and 
completed in an acceptable manner to the City in accordance with all applicable rules 
and laws.  Federal, State, County and local laws and regulations for project 
implementation must be adhere to throughout the duration of the project.  The City 
Engineer may require other information or may impose additional conditions and 
requirements as deemed necessary to protect public health and safety. 
 

63. General: 
 

a) The estimated amount of Development Impact Fees associated with the project 
based upon the site plan documentation submitted as part of the Project 
Approvals include but are not limited to the following fees and deposits; 
applicable sewer fee, street fee, storm drain fee, traffic fee, park facility Impact 
fee, Quimby (dedication or in lieu Parkland Fees), deposits, technology 
enhancement fees, and all applicable fees associated with demolition of existing 
structures, drainage, site development, and construction are based on actual 
number of residential units.  EMMC 15.08 and EMMC 16.34.030     

 

Sewer $74,571.00  

Storm Drain $30,369.00  

Street $43,195.00  

Traffic $3,598.70  

Park Facility 
Impact Fees n/a 

Tech 
Enhancement  $3,169.72  

Quimby  $684,866.00  

Total  $839,769.42  

 
The foregoing amounts of the various development impact fees are based on 53 
units of a multi-family development subject to refinement and changes based on 
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the design plans for the project as approved by the City and/or changes in the 
City development impact fees. 
 

b) Project Applicant shall obtain approval from the Los Angeles Fire Department 
 (LACFD) for development’s fire protection, fire flow requirements, emergency 
 access circulation for development, etc. and shall construct all Fire Department 
 required improvements.  LACFD approval will be required: 

i. Prior to Tentative Map Approval (LACFD Land Development Division) 
ii. Prior to Grading/Building Permits (LACFD Building Division) 
iii. Prior to Final Map Approval  

 
c)  Environmental Documentation. The time limits set forth in El Monte Municipal 

Code (EMMC) Chapter 16.12.040 for taking action on tentative maps shall not be 
deemed to commence until the environmental documentation for the subdivision 
is completed in compliance with the California Environmental Quality Act (CEQA) 
as required by the City. 

 
d) The Project Applicant shall provide such additional data and information and 

shall deposit and pay such fees as may be required for the preparation and 
processing of environmental review documents pursuant to the City’s procedures 
for implementation of the California Environmental Quality Act. 

 
e) Engineering Geology and/or Seismic Safety Report. A preliminary engineering 

geology and/or seismic safety report, prepared in accordance with Los Angeles 
County  guidelines, is required if the property lies within a “medium risk” or “high 
risk” geologic hazard area, as shown on maps on file contained within the safety 
element of Los Angeles County. 

 
f) Comply with the City’s ordinances and regulations pertaining to construction 

debris recycling. Contact the Building & Safety Department to obtain a 
Construction & Demolition Debris Diversion Program form. The Construction & 
Demolition Debris Diversion Program is also applicable with respect to the 
grading process. 

 
g) All USA/Dig Alert graffiti markings must be removed by the contractor from the 

sidewalk, curb & gutter and/or asphalt pavement prior to final approval.  
 
h) No encroachment into the City right-of-way from private property will be allowed.   
 
i) The City Engineer may require other information or may impose additional 

conditions and requirements as deemed necessary to protect health and safety, 
and to benefit the public. 
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64. Parcel Maps: 
 

a) Prepare Parcel Map in substantial conformance with approved Tentative Parcel 
No. 83105. All Parcel Maps are to be recorded in the Los Angeles County 
Recorder’s Office prior to issuance of “Notice of Completion”/Certificate of 
Occupancy” and an electronic copy of the approved Parcel Map is submitted to 
the Engineering Division for our records.  A Registered Civil Engineer or Land 
Surveyor licensed by the State of California must prepare and submit the proper 
documents, legal descriptions and maps describing the parcel map.  The final 
City of El Monte approved parcel map must be submitted to the Los Angeles 
County Recorder's Office for recordation.  
 

b) Project Applicant is responsible to install, document, and submit centerline tie 
information for new streets, revisions to existing streets, and replacement of 
centerline ties removed during construction.  
    

c) Streets fronting the project shall be improved to meet current General Plan 
requirements for Right of Way and Roadway.  Dedications required: 

I. Valley Blvd: Dedicate 20 feet of Right-of-Way as required to obtain full 
half-street width of 60-feet to the City of El Monte along Valley Blvd for 
street purposes and future street widening. 

II. Tyler Avenue: Dedicate 2 to 12 feet of Right-of-Way as required to obtain 
full half-street width of 42 to 54 feet to the City of El Monte along Tyler 
Avenue for street purposes and future dedicated right turn lane. 

III. Valley Blvd/Tyler Avenue: Dedication for Corner Cut and dedicated right 
turn lane southbound Tyler Avenue to westbound Valley Blvd. required. 

 
d) Parcel Map shall include 8-foot Encroachment Easement along Valley Blvd for 

landscaping and patio/balcony encroachments.  
 

e) Preserve existing survey monuments (property corners, centerline ties, etc.) in 
the public right of way.   All disturbed and removed survey monuments in the 
public right of way shall be re-established and record of survey shall be filed with 
the County surveyor in accordance with applicable provisions of the state law. 
 

f) City Attorney’s Office to approve the CC&R’s for the project.  Owner or project 
applicant to contact the City Attorney’s Office directly at (626) 580-2010 with any 
questions and comments.   
 

g) The Title Company must submit to the Engineering Division a Final Subdivision 
Guarantee in the amount of $25,000 prior to final Parcel Map approval by the 
City Engineer.   

 
 
 
 



RESOLUTION NO. 3572 | 23 

 

69. Grading and Drainage: 
 

a) The Grading and Drainage Plan must include standard City of El Monte NPDES 
and Grading and Drainage Notes and be prepared in accordance with the City of 
El Monte Grading Manual. 
 

b) A bond shall be submitted to the City of El Monte in an amount determined by the 
City to complete minimum grading and drainage improvements deemed critical 
by the City. 
 

c) Soils Report. A preliminary soils report prepared in accordance with the city’s 
grading ordinance shall be submitted. If the preliminary soils report indicates the 
presence of critically expansive soils or other soil problems which, if not 
corrected, would lead to structural defects, the soils report accompanying the 
final map shall contain an investigation of each lot within the proposed 
development. 
 

d) A Hydrology Study Report, based on a 50-year frequency design storm for 
Capitol Facilities and a 25-year frequency design storm for all other instances as 
dictated by the LA County DPW 2006 Hydrology Manual, must be submitted to 
the Engineering Division. The study must provide hydraulic calculations based on 
the given area and the ability of the proposed/existing storm drain infrastructure 
to receive and support the allotted drainage runoff.  Drainage calculations shall 
adhere to City of El Monte standards, NPDES, and environmental regulations 
and requirements. 
 

e) Historical drainage patterns from adjacent lands to the property shall be identified 
and maintained. The Project shall accept and include in the drainage design any 
current drainage from adjacent land. 
 

f) Trash Enclosures must comply with Planning Department requirements, have a 
solid cover, and be designed to contain fluids from the temporarily stored solid 
wastes, and fitted with a drain that connects to the Sewer. 
 

g) Comply with all Federal, State, and local agency requirements pertaining to the 
Clean Water Act, which established regulations, set forth in the Countywide 
National Pollutant Discharge Elimination System (NPDES) Permit.  
 

h) Low Impact Development (LID) is a requirement of the NPDES Permit No. 
CAS004001, Order No. ORDER NO. R4-2012-0175 and City of El Monte 
Ordinance No. 2840 This permit was issued by the State of California Regional 
Water Quality Control Board, Los Angeles Region on December 28, 2012 and 
the City Ordinance was passed and adopted June 10, 2014  The LID is a 
narrative report that explains the type of development and drainage of the site.  It 
must address the post-construction water quality and habitat impact issues.  
Once the site has been developed, how will runoff be maintained?  Was there a 
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system that was designed to treat the runoff prior to discharging into the public 
system?  Best Management Practices (BMPs) should be implemented to address 
storm water pollution and peak flow discharge impacts.  All BMPs must be sized 
to meet specified water quality design and/or peak flow discharge criteria. 

i. Filtration and infiltration methods must be used to defray a large 
percentage of the storm water runoff into the storm drain system. 
 

67. Sewer: 
 

a) Project Applicant / Civil Engineer shall show the location of the sewer mainline, 
nearest manholes, lateral serving the project and configuration of the onsite 
sewer including diameter and material of the onsite sewer.   

i. Connect to existing distribution line in Tyler Avenue. Direct connection to 
Sewer Trunkline is not permitted.  

ii. Sewer cleanouts must be positioned at 100-foot intervals on the lateral 
coming off the main sewer line and at property line.  

iii. Project Applicant must obtain Will Serve Letter from County Sanitations 
District of Los Angeles County in customary form prior to issuance of a 
grading permit for the Project. 
 

68. Water 
 

a) It is the Project Applicants’ responsibility to contact the Water Purveyor (City of El 
Monte Water Department) to obtain approval of service and that the purveyor has 
adequate water to provide such service. A Will Serve letter from City of El Monte 
Water Department will be required. 
 

b) Provide acceptable analysis to verify sufficient water pressure and flow for: 
i. General conditions 
ii. During MID (maximum instantaneous demand) conditions 
iii. During fire flow and MID conditions 

 
c) The water supply system serving the development shall be adequately sized to 

accommodate the total required domestic water and fire flows, in compliance with 
the City of El Monte Water Department and Los Angeles County Fire Department 
requirements.   

i. Project Applicant / Civil Engineer shall submit water system improvement 
plans and calculations for the development to the City for review and 
approval; or 

ii. Project Applicant / Civil Engineer shall submit copy of all water system 
improvement plans and calculations required and approved by City of El 
Monte Water Department for coordination and verification as needed. 
 

d) A minimum ten (10) feet wide non-exclusive easement is required for water 
system pipelines and facilities and incidental purposes for all water lines 
operated by the City of El Monte utilized in providing water to the Project.  
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e) All existing water services no longer required as part of the Project shall be 
abandoned at the mainline. 
 

f) Relocate existing water meter out of existing drive approaches. 
 

69. Overhead Utilities: 
 
a) Project Applicant shall underground any existing overhead utilities that are to 

serve the property in accordance with EMMC Chapter 16.28.110. The final scope 
and design of the undergrounding of these overhead facilities is subject to SCE 
and other relevant utility provider approval. 
 

b) Any utility poles conflicting with the proposed improvements shall be relocated at 
the expense of the Project Applicant. 
 

79. Parking Lot and Driveways: 
 

a) All parking lots and driveways shall be surfaced with asphaltic concrete to a 
minimum thickness of three (3) inches over a minimum aggregate base of six (6) 
inches or surfaced with Portland Cement concrete with a minimum thickness of 
five (5) inches over a three (3) inch aggregate base. After review of the probable 
vehicular traffic and the soils report for the project, additional material may be 
required at the discretion of the City Engineer (EMMC 17.08.030) and/or in 
accordance with recommendations of the Geotechnical Engineer. 
 

b) All drive approaches shall be ADA compliant.  Insufficient width in the parkway 
will require Project Applicant to dedicate an easement at each drive approach to 
the City to accommodate a compliant drive approach. 
 

80.  Street & Traffic: 
 
a) All Streets fronting property shall be improved to meet current General Plan 

requirements for Right of Way and Roadway. Use Geotechnical Engineer’s 
Report and APWA standard plans and specifications for roadway improvements.  
Prepare offsite improvement plans as necessary and provide an engineer’s 
estimate for all public improvements.  All offsite improvements shall be in 
complete compliance with the Americans with Disabilities Act (ADA). 

 
b) Traffic control plans must be signed by a licensed State of California Traffic 

Engineer and submitted for review and approval prior to issuance of 
encroachments for work in the public right-of-way. 

 
c) Work in concrete streets that requires trenching, excavations, or otherwise 

cutting into the street will require full concrete panel replacement for all panels 
affected.  
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d) Streets that have been paved or repaved within the previous 5-years are subject 
to City Ordinance No. 2873 which states: Streets fronting the proposed project 
have been repaved within the past 5-years and subject to City Ordinance No. 
2873 and will require grind and overlay for one-half of street for all pavement cuts 
on project side of street only and full street grind and overlay for pavement cuts 
that cross street centerline/striped centerline in accordance with City guidelines 
and requirements along entire project frontage for the following streets: 
 

e) Public improvements will be generated on the basis of the approved site plan.  
P.C.C. pavement and asphalt-concrete (A.C.) thicknesses and strengths will be 
determined by the Registered Civil Engineer (project engineer of record) 
preparing the street plans and utility improvement plans.   

 
f) Repair, remove, and replace deficient and/or damaged sidewalk and standard 

curb & gutter adjacent to the development at the direction of the City 
Engineer/City Inspector.  Use APWA standard plans and specifications 
 

g) Remove all existing improvements no longer intended for use (drive approaches, 
under sidewalk drains, meter boxes, etc.) and replace with new sidewalk and full 
height curb and gutter as required.  Use APWA standard plans and 
specifications. 

 
h) Project Applicant shall remove all existing curb paint and replace in kind on all 

curbs fronting the proposed development. 
 
i) All traffic markings, street striping, street signs, legends and curb painting, 

including all crosswalks at the intersection of Tyler Avenue/Valley Blvd. on 
streets adjacent to the proposed development shall be restored as directed by 
the City Engineer. 

 
j)  Parkway trees shall be installed by the Project Applicant within the street public 

right-of-way segments per the City of El Monte Tree Ordinance in the quantities 
and locations as directed by the City of El Monte Public Works Department. 

 
k)  A Traffic Assessment Letter that specifies the project description, project 

generated traffic and trip distribution shall be prepared by a Registered Traffic 
Engineer and submitted to the Public Works Department for review and 
approval. 

 
l)  Enter into a public improvement agreement with the City and post a Faithfull 

Performance bond and a Labor and Materials Bond in the amount of 150 
percent of the estimated cost to cover the construction of the proposed offsite 
improvements.  A Warranty Bond shall be provided in the amount of 100 percent 
of the cost of the estimated improvements and shall be in effect for one year 
after the date of acceptance of the project improvements.  Alternate security or 
Cash deposits will be accepted in lieu of the required bonding.  
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LA COUNTY FIRE DEPARTMENT 
 
81.  FIRE DEPARTMENT COMMENTS ARE PENDING  
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SECTION 12 – 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. 

 
 
   ________________________________ 
   Amy Wong, Chairperson 
ATTEST: 
 
 
_______________________________ 
Jason Mikaelian, Secretary 
El Monte City Planning Commission 

 
 
 
STATE OF CALIFORNIA  ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE  ) 
 
 
I, Jason Mikaelian, 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. 3572 adopted by the Planning Commission of the City of El Monte, at a regular 
meeting by said Commission held on June 11, 2020 by the following votes to wit: 
 
 
 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
   ________________________________ 
   Jason Mikaelian, Secretary 
   El Monte City Planning Commission 
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Introduction 
 
The City of El Monte has received a Tentative Parcel Map (TPM No. 83105), Design Review 
(DR No. 03-20), Density Bonus (DB No. 01-20) and Affordable Housing Concessions (AHC 
Nos. 01-20, 02-20 & 03-20) application from the Cesar Chavez Foundation (CCF), George 
Lopez, 316 W. 2nd Street, Suite 600, Los Angeles, California 91731, to construct a transit-
oriented development consisting of a four-story affordable housing building at 3637 & 3649 
Tyler Avenue.  The four-story structure is proposed with 53 affordable housing units and a 
subterranean parking garage with 50 parking spaces (including four (4) rideshare parking 
spaces).  The proposed project is located at the northwest corner of Tyler Avenue and Valley 
Boulevard.  The site extends from Railroad Avenue to Valley Boulevard and the entry faces 
Tyler Avenue.  The site encompasses approximately 27,884 square feet of area (0.64 acre, 
gross), after the required street dedications.  Refer to Figures 1 and 2. 
 
If approved, the proposed project will be developed over the next 20 months and it is scheduled 
to be completed around October 2022.  The 53 units proposed consist of the following: 25 one-
bedroom units (approximately 570 square feet (sf)); 14 two-bedroom units (approximately 813 
sf); and 14 three-bedroom units (approximately 1,098 sf).  All one- and two-bedroom units will 
have one bathroom, a kitchen and other standard amenities.  The three-bedroom units will have 
two bathrooms.  The units will meet all current ADA design standards.  The proposed project will 
also provide an approximate 5,691 sf outdoor landscaped courtyard for public open space.  
Other amenities include an indoor lobby and common area, staff office space, and a central 
laundry facility.  Vehicular access to the subterranean parking garage will be provided by a 
driveway entrance along Tyler Avenue.  Refer to Figure 3.  The City entitlement applications for 
this project include the following:  Tentative Parcel Map (TPM) No. 83105, Design Review (DR) 
No. 03-20, Density Bonus (DB) No. 01-20, and Affordable Housing Concession (AHC) Nos. 01-
20, 02-20 & 03-20. 
 
The City considered the available options for this proposed project to comply with the California 
Environmental Quality Act (CEQA).  Based on this review, the City has chosen to proceed under 
Section 15194 of the 2019 State CEQA Guidelines, which provides for an exemption from 
further CEQA compliance titled “Affordable Housing Exemption.”  A copy of the pertinent CEQA 
sections (15191, 15192, and 15194) are provided as Attachment 1 to this memorandum.  The 
remainder of this memorandum addresses and documents how this project meets the qualifying 
criteria for the Affordable Housing Exemption authorized in Section 15194 of the 2019 State 
CEQA Guidelines. 
 
Evaluation 
 
In order to qualify for the Affordable Housing Exemption (Section 15194 of the 2019 State 
CEQA Guidelines), a set of criteria has been established to determine whether or not a project 
(in this instance the Tyler Valley Metro Affordable Housing Development) qualifies for this 
Exemption.  Each of the qualifying criteria are evaluated in the following text. 
 
15194(a): The project must meet the qualifying threshold criteria set forth in Section 15192 

of the 2019 State CEQA Guidelines.  Refer to Attachment 1.  As demonstrated 
by the following findings the proposed project meets the Section 15192 qualifying 
threshold criteria. 

 
15192(a)(1): The project must be consistent with: Any applicable general plan, specific plan, 

or local coastal program, including any mitigation measures required by such 
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plan or program, as that plan or program existed on the date that the application 
for the project pursuant to Section 65943 of the Government Code was deemed 
complete.  The proposed project is consistent with the City of El Monte’s General 
Plan land use designation.  The project is located within the Station Sub Area of 
the Downtown Core Main Street Specific Plan (SP).  A copy of the Specific Plan 
and SP Environmental Impact Report are provided in Attachment 2 of this 
document.  After completing review of this SP, the City found that the project is 
consistent with the land use designation and the mitigation measures contained 
in this SP.  This includes mitigation measures that require building design to 
ensure that interior noise levels meet the City’s noise standards. 

 
15192(a)(2): Any applicable zoning ordinance, as that zoning ordinance existed on the date 

that the application for the project pursuant to Section 65943 of the Government 
Code was deemed complete, unless the zoning of project property is inconsistent 
with the general plan because the project property has not been rezoned to 
conform to the general plan.  The proposed project is consistent with the City of 
El Monte’s current zone designation (ordinance).  The project is located within 
the “Station Subarea” of Downtown Core Main Street Specific Plan (SP).  A copy 
of this Specific Plan is provided in Attachment 2 of this document.  After 
completing review of this SP, the City found that the project is consistent with the 
zone classification established by this SP.  

 
15192(b): Community-level environmental review has been adopted or certified.  The SP 

Environmental Impact Report (EIR) provides the community-level environmental 
review of the project site.  The EIR was certified in 2017 and a copy of this 
document can be reviewed at the El Monte City Hall, Community Development 
Department. 

 
15192(c): The project and other projects approved prior to the approval of the project can 

be adequately served by existing utilities, and the project applicant has paid, or 
has committed to pay, all applicable in-lieu or development fees.  All utilities 
required to serve the proposed project are in place at the site and the proposed 
project can be adequately served by the existing utilities.  The project applicant 
has committed to pay all required fees to connect to these utilities. 

 
15192(d)(1): The site of the project: Does not contain wetlands, as defined in Section 328.3 of 

Title 33 of the Code of Federal Regulations.  Based on a field review of the 
project site, no wetlands occur on or in the vicinity of this urban project site. 

 
15192(d)(2): The site of the project: Does not have any value as an ecological community 

upon which wild animals, birds, plants, fish, amphibians, and invertebrates 
depend for their conservation and protection.  The project site is developed with 
urban uses and has no native vegetation or habitat.  No native habitat occurs at 
or in the vicinity of the project site. 

 
15192(d)(3): Does not harm any species protected by the federal Endangered Species Act of 

1973 (16 U.S.C. Sec. 1531 et seq.) or by the Native Plant Protection Act 
(Chapter 10 (commencing with Section 1900) of Division 2 of the Fish and Game 
Code), the California Endangered Species Act (Chapter 1.5 (commencing with 
Section 2050) of Division 3 of the Fish and Game Code.  The project site is 
currently developed with an existing commercial building and has no native 
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vegetation or habitat.  Thus, the project site has no constituent elements that 
could support Federal or State listed species. 

 
15192(d)(4): Does not cause the destruction or removal of any species protected by a local 

ordinance in effect at the time the application for the project was deemed 
complete.  The project site is currently developed as an urban property and has 
no native vegetation or habitat.  Thus, the project site has no potential to support 
protected local native species. 

 
15192(e): The site of the project is not included on any list of facilities and sites compiled 

pursuant to Section 65962.5 of the Government Code.  However, based on a 
review of the Phase 1 and Phase 2 Environmental Site Assessments prepared 
for the project site (see Appendix 3), the site overlies the regional San Gabriel 
Valley Area National Priority List (NPL) Superfund Site, which consists of volatile 
organic compound contamination of the underlying ground water aquifer.  The 
Phase 2 investigation determined that tetrachloroethene (PCE) vapor 
concentrations in the soil at the site above the standard environmental screening 
levels (ESL).  The PCE evidently migrated from the off-site source to the property 
in the groundwater.  Fortunately, there are standard vapor intrusion mitigation 
measures that can be implemented to control vapor intrusion and allow 
residential use to proceed at a site.  Thus, with the implementation of a vapor 
intrusion mitigation plan for the site, the residential development can proceed 
with no risk to the health of residents. 

 
15192(f): The site of the project is subject to a preliminary endangerment assessment 

prepared by a registered environmental assessor to determine the existence of 
any release of a hazardous substance on the site and to determine the potential 
for exposure of future occupants to significant health hazards from any nearby 
property or activity. In addition, the following steps have been taken in response 
to the results of this assessment. A Phase 1 and 2 Environmental Site 
Assessment (ESA) has been completed. A copy of these reports is provided in 
Attachment 3.  The reports concluded that the site has one recognized 
environmental condition (REC).  Refer to the discussion in 15092(e). This is the 
contamination of the ground water aquifer beneath the site (well below the 
ground surface) that has released volatile organic compounds into the soil (soil 
vapor).  Mitigation is available and will be implemented by the developer to 
eliminate any hazard to future residents on the property and thus it will not 
adversely impact the project’s development.  Other than this issue, the ESA 
concluded that the proposed project site does not contain contamination issues 
of concern.  

 
15192(f)(1): If a release of a hazardous substance is found to exist on the site, the release 

shall be removed, or any significant effects of the release shall be mitigated to a 
level of insignificance in compliance with state and federal requirements.  If 
contamination is accidentally discovered on the site, the applicant and/or City will 
remediate the site to remove the contamination to a level that will not pose any 
health hazard for future residential occupants. 

 
15192(f)(2): If a potential for exposure to significant hazards from surrounding properties or 

activities is found to exist, the effects of the potential exposure shall be mitigated 
to a level of insignificance in compliance with state and federal requirements.  
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Although the potential for contamination on adjacent sites is low, if contamination 
is discovered on an adjacent property, the effect on future project residents will 
be evaluated and if necessary, the City will ensure such contamination will be 
remediated to a level that will not pose any health hazard for future project 
residential occupants. 

 
15192(g): The project does not have a significant effect on historical resources pursuant to 

Section 21084.1 of the Public Resources Code.  Due to historic site disturbance 
to support an existing office structure, the project has no potential to have a 
significant adverse impact on any historical resources.  

 
15192(h): The project site is not subject to wildland fire hazard, as determined by the 

Department of Forestry and Fire Protection, unless the applicable general plan or 
zoning ordinance contains provisions to mitigate the risk of a wildland fire hazard.  
The project site is located within an urban area with no vegetation that could be 
considered to be a wildland fire hazard.  Thus, the site is not exposed to wildland 
fire hazards. 

 
15192(i): The project site does not have an unusually high risk of fire or explosion from 

materials stored or used on nearby properties.  Neither the project site nor 
adjacent properties contain stored materials that could pose a high fire risk or risk 
of explosive materials. 

 
15192(j): The project site does not present a risk of a public health exposure at a level that 

would exceed the standards established by any state or federal agency.  The 
project site is not exposed to any known public health risks to future occupants. 

 
15192(k): Either the project site is not within a delineated earthquake fault zone or a 

seismic hazard zone, as determined pursuant to Section 2622 and 2696 of the 
Public Resources Code respectively, or the applicable general plan or zoning 
ordinance contains provisions to mitigate the risk of an earthquake or seismic 
hazard.  The project site is not exposed to fault rupture or other direct significant 
earthquake hazards and the applicant will comply with City design guidelines 
regarding earthquake hazards, such as strong seismic ground shaking.   

 
15192(l): Either the project site does not present a landslide hazard, flood plain, flood way, 

or restriction zone, or the applicable general plan or zoning ordinance contains 
provisions to mitigate the risk of a landslide or flood.  The project site is not 
exposed to any of the following significant natural hazards: landslides; flood plain 
or flood way; or any other restricted hazard zone. 

 
15192(m): The project site is not located on developed open space.  The project site is 

located in the urban developed area of the City of El Monte and is not located on 
designated or developed open space. 

 
15192(n): The project site is not located within the boundaries of a state conservancy.  The 

project site is not located within the boundary of a state conservancy. 
 
15192(o): The project has not been divided into smaller projects to qualify for one or more 

of the exemptions set forth in sections 15193 to 15195.  The project is not the 
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result of dividing a larger project into a smaller one to qualify with the referenced 
exemptions. 

 
The final set of qualification criteria for the Affordable Housing Exemption are contained in 
Section 15194 of the 2019 State CEQA Guidelines and are reviewed and evaluated in the 
following text. 
 
15194(a): The project meets the threshold criteria set forth in section 15192.  Based on the 

preceding evaluation, the project meets the qualifying criteria set forth in Section 
15192 of the 2019 State CEQA Guidelines. 

 
15194(b): The project meets the following size criteria: the project site is not more than five 

acres in area.  The project site meets the size criteria because it is slightly less 
than one acre in size. 

 
15194(c)(1): The project meets both of the following requirements regarding location: 

(1) The project meets one of the following location requirements relating to 
population density: 
(A) The project site is located within an urbanized area or within a 

census-defined place with a population density of at least 5,000 
persons per square mile. 

(B) If the project consists of 50 or fewer units, the project site is located 
within an incorporated city with a population density of at least 2,500 
persons per square mile and a total population of at least 25,000 
persons. 

(C) The project is located within either an incorporated city or a census 
defined place with a population density of at least 1,000 persons per 
square mile and there is no reasonable possibility that the project 
would have a significant effect on the environment or the residents of 
the project due to unusual circumstances or due to the related or 
cumulative impacts of reasonably foreseeable projects in the vicinity 
of the project. 

 
The project complies with Sections A and C as it is located in an incorporated 
City that meets all three density requirements.  Section B does not apply. 

 
15194(c)(2): The project meets one of the following site-specific location requirements: 

(A) The project site has been previously developed for qualified urban uses; or 
(B) The parcels immediately adjacent to the project site are developed with 

qualified urban uses. 
(C) The project site has not been developed for urban uses and all of the 

following conditions are met: 
1. No parcel within the site has been created within 10 years prior to the 

proposed development of the site. 
2. At least 75 percent of the perimeter of the site adjoins parcels that are 

developed with qualified urban uses. 
3. The existing remaining 25 percent of the perimeter of the site adjoins 

parcels that have previously been developed for qualified urban uses.  
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The project complies with sections A and B as it was previously developed for 
urban uses and urban uses already surround the property.  Section C does not 
apply to the proposed project. 
 

15194(d)(1): The project meets both of the following requirements regarding provision of 
affordable housing. 
(1) The project consists of the construction, conversion, or use of residential 

housing consisting of 100 or fewer units that are affordable to low-income 
households. 

 
The proposed project consists of the construction of new residential housing 
units consisting of 100 or fewer units that are affordable to low income 
households.  Specifically, the proposed project will include 53 total units, with all 
units reserved for both very-low and low-income households. 

 
15094(d)(2): The developer of the project provides sufficient legal commitments to the 

appropriate local agency to ensure the continued availability and use of the 
housing units for lower income households for a period of at least 30 years, at 
monthly housing costs deemed to be affordable rent for lower income, very low 
income, and extremely low income households, as determined pursuant to 
Section 50053 of the Health and Safety Code. 

 
The developer of the project has provided sufficient legal commitments to the 
City of El Monte to ensure continued availability and use of the housing units for 
lower income households for a period of at least 30 years (this project has a 
55-year regulatory requirement) at monthly housing costs deemed to be 
“affordable rent” for low income households as determined pursuant to Section 
50053 of the Health and Safety Code.  

 
Conclusion 
 
Based on the findings above that demonstrate compliance with the above qualification criteria, 
the El Monte Metro Affordable Housing Project (TPM No. 83105, DR No. 03-20, DB No. 01-20, 
and AHC Nos. 01-20, 02-20 & 03-20) complies with the Affordable Housing Exemption (2019 
State CEQA Guidelines), and the City can make the environmental determination that CEQA 
does not apply to this project because it complies with Section 15094 of CEQA. 
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CITY OF EL MONTE PLANNING COMMISSION 
NOTICE OF PUBLIC HEARING  

 
Hablamos Español favor de hablar con  

Sandra Elias (626) 258-8626 
 

UPDATED INFORMATION: 
Due to the COVID-19 “Stay in Place” order by the Governor of California, 

the general public is encouraged to view the meeting remotely and to submit 
public comments via e-mail or telephone. 

 
 

TO: All Interested Parties 
 

FROM:  City of El Monte Planning Division  
 

APPLICATION:
  

Tentative Parcel Map No. 83105, Design Review No. 03-20, Density Bonus No. 
01-20, Affordable Housing Concession No. 01-20, Affordable Housing Concession 
No. 02-20 and Affordable Housing Concession No. 03-20. 
 

LOCATION: 
 
PROPERTY 
OWNER(S): 
 

3637 & 3649 Tyler Avenue 
 
Vista Del Monte Affordable HSN 
29700 Woodford Tehachapi Road 
Keene, CA 93531 
 
City of El Monte 
11333 Valley Boulevard 
El Monte, CA 91731 
 

APPLICANT: George Lopez 
The Cesar Chavez Foundation 
316 West 6th Street, Suite 600 
Los Angeles, CA 90012 
 

REQUEST: 
 
 
 

The Applicant is requesting approval to construct a 4-story transit-oriented 
affordable housing complex at 3637 & 3649 Tyler Avenue.  The subject site is 
approximately 27,884 square feet (0.64 acres) in size and is located in the “Station 
Sub-Area” of the “Downtown Main Street Transit-Oriented District Specific Plan”. 
 
The proposed project will consist of a total of 53 apartment units (including a 
manager’s unit) with 25 one-bedroom, 14 two-bedroom, and 14 three-bedroom 
units.  A total of 50 parking spaces will be provided within a subterranean parking 
structure with access along Railroad street that includes: 42 open parking spaces, 
four (4) ADA spaces, and four (4) rideshare spaces. Other proposed site amenities 
include an entry courtyard with seating and a tot-lot, a community garden, a lobby, 
after school area, lounge, recreational rooms, staff office space, and central 
laundry facilities.  
 
Requested entitlements consist of a:  1) Tentative Parcel Map (TPM 83105) to 
consolidate multiple parcels; 2) Design Review (DR No. 03-20) to review the 
architecture and landscaping of the proposed development; 3) Density Bonus (DB 
No. 01-20) to exceed the maximum allowable density as part of an affordable 
housing project; 4) Affordable Housing Concession (AHC No. 01-20) to reduce the 
private open space requirements; 5) Affordable Housing Concession (AHC No. 02- 
 

            (continued on back page) 
 



 
20) to reduce the minimum first-floor building height requirement; and 6) Affordable 
Housing Concession (AHC No. 03-20) to deviate from building setback 
requirements.  This request is made pursuant to the requirements of Chapters 
16.12, 17.22, and 17.85 of the El Monte Municipal Code (EMMC).  

 
 
ENVIRONMENTAL: 
DOCUMENTATION 
 
 
 
 

 
The proposed 53 unit affordable housing development qualifies for Article 12.5 
Exemptions for Agricultural Housing, Affordable Housing, and Residential Infill 
Projects – Section 15194 (Affordable Housing Exemption) in accordance with the 
requirements of the California Environmental Quality Act 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 hearing is 
scheduled for: 
 
Date:   Thursday, June 11, 2020 (REVISED MEETING DATE) 
Time:   7:00 p.m. 
Place:  El Monte City Hall 
            City Hall East – Council Chambers  
            11333 Valley Boulevard, El Monte, California 
 

UPDATED INFORMATION: 
Due to the COVID-19 “Stay in Place” order by the Governor of California, 

the general public is encouraged to view the meeting remotely and to submit 
public comments via e-mail or telephone. 

 
Members of the public wishing to observe the meeting remotely may do so in one of the following ways:  
 

(1) Turn your TV to Channel 3; 
(2)  Visit the City’s website at http://www.elmonteca.gov/378/council-meeting-videos 

 
Members of the public wishing to provide questions/comments remotely during the meeting shall: 
 

(1) Call the City’s conference line at (888) 204-5987 with access code 8167975. 
 
Persons wishing to comment on the environmental documentation or proposed application may do so 
orally or in writing at the public hearing or in writing prior to the meeting date.  Written comments shall be 
sent to Tony Bu; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731 or at 
tbu@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 Tony Bu at (626) 580-2152. 
Monday through Thursday, except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m. 
 
Published and 
mailed on: 

Thursday, June 4, 2020 City of El Monte Planning Commission  
Jason Mikaelian, AICP, Planning Commission Secretary 

 



SUE MORENO 

(626) 350-5944 

moreservices@sbcglobal.net 

OWNERSHIP/ OCCUPANTS LIST 

RADIUS MAPS - LAND USE - PLANS 

MUNICIPAL COMPLIANCE CONSUL TING 

12106 LAMBERT AVE.EL MONTE, CA 91732 -FAX(626)350-1532 

PROJECT INFORMATION 

3637-49 TYLER AVE. 

EL MONTE, CA. 
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Tyler‐Valley Metro Housing 
Project Narrative 

 

Vision and Goals 
The Cesar Chavez Foundation (CCF) is partnering with the City of El Monte to implement the vision and goals of the General 
Plan and Main Street Specific Plan by developing the Tyler‐Valley Metro Site (Proposed Project) with a transit‐oriented 
community  ("TOC")  that  will  include  affordable  housing  opportunities  for  all  household  types  and  populations.  The 
introduction of housing will support and take advantage of the proximity to the Metrolink Station and City’s Main Street, 
and in addition, will provide potential new riders for the currently underutilized Metrolink Station.  
 
The Proposed Project is CCF’s second project in the Main Street Specific Plan corridor in the City of El Monte. CCF’s first 
project, El Monte Metro Veteran/Family Housing, collectively “El Monte Metro Housing”, is located on the adjacent parcels 
to the east of the Proposed Project at 10950 Railroad Street and 10945 Valley Boulevard, El Monte, California, 91731 
 

Site Location 
The Proposed Project is located at 3649/3637 Tyler Avenue in El Monte, California, 91731, at the southeast corner of Tyler 
Avenue and Railroad Street. The site has the following Assessor’s Parcel Numbers (APN): 8575‐019‐030 and 8575‐019‐
909, and is located in the Station Sub Area of the Downtown Main Street Transit‐Oriented District Specific Plan. The square 
footage of these two parcels combined is 35,543 gross square feet, or 0.816 gross acres; and 32,220 net square feet site, 
or 0.74 net acres.  
 

Proposed Project  
CCF Staff is proposing to develop a 53‐unit development comprised of 100% affordable housing for families and those 
with  special  needs,  and  is  in  the  process  of  submitting  for  entitlements  in  April  2020.  The  Proposed  Project  will  be 
consistent with the design principles of the City's Main Street Specific Plan for the site. The development will be a four‐
story residential building over a subterranean parking garage.  
 
The Proposed Project will consists of 25 one‐bedroom, 14 two‐bedroom, and 14 three‐bedroom units for a total of 53 
units in the project. All units will have a full bathroom and full kitchen with all appliances provided by the Proposed Project, 
a clothing closet, storage space, a living room, and a balcony. The Proposed Project will be constructed and maintained in 
accordance with the 2010 ADA Standards for Accessible Design and will meet all requirements of the California Building 
Code (Chapters 11A and 11B). 
 

Amenities 
The new community will offer residential services, recreational meeting space, conference/meeting rooms, and staff office 
space. Common areas will include courtyards, central laundry facilities, property management offices, rooms to conduct 
social services, and private office space for the social services providers. Amenities offered will include a recreational/after 
school  room  that  is  programmable  to meet  the  needs  of  the  population  the  Proposed  Project will  serve,  lounges,  a 
community garden, and warming kitchen for demonstrations. 
 
Social services are contemplated to include Individualized Service Plans, Case Management, Mental Health Care referrals, 
Substance abuse counseling, Education, Employment and Training, Housing Outplacement, Life Skills Training, Physical 
Health Care, Benefits Assistance, Legal Assistance, Peer Advocacy, Social and Recreational Activities, and Information and 
Referrals.  
 
The Proposed Project will feature passive open space such as the main courtyards, and indoor community/recreational 
rooms inside the building. Outdoor amenities will include beautifully landscaped and quiet retreats and places to sit or 
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congregate.   The outdoor space will also include BBQ grills for outdoor cooking, a community garden, and community 
gatherings. 
 
The Proposed Project is located in proximity to several major transportation nodes. The El Monte Metrolink Station ‐ San 
Bernardino Line  is less than 300 feet north of the property, LA Metro’s Bus Route 76 is located off Valley Boulevard (20 
feet south of the property line), and LA Metro’s El Monte Bus Station is less than half mile southwest of the site. In addition, 
the City’s  Trolley  Station will  still  operate directly  across  street. Other  surrounding uses  include Arceo Park,  Superior 
Grocery, and El Monte Comprehensive Health Center [medical clinic and pharmacy], all  less than half a mile from the 
project site. The El Monte Library and the El Monte High School are less than one mile away from the project site. 
 

Proposed Capital Structure 
In order to obtain an allocation of California Tax Credit Allocation Committee (TCAC) 9% tax credits CCF will leverage the 
City of El Monte two residual receipts notes comprised of 1] the City value of their remnant parcel and the value of their 
Quimby Impact Fees/Development Opportunity Reserve (DOR) credits, and 2] City of El Monte HOME funds.  
 
The proposed schedule below contemplates this timeline.   
 

Schedule 
Key milestones in the Proposed Project’s development are presented below: 
 
 
 
 
 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
   

Site Control Privately/City Owned Site  October 2019

Purchase of Privately Owned Site   January 2020

Kickoff Consultant for Environmental Assessment: CEQA / NEPA  April 2020

Kickoff of Preliminary Site Plan Submittal  April 2020

DDA for Site Control of City Owned Site & City Gap Contribution   May 2020

Receive CEQA/NEPA Approvals  June 2020

Planning Commission Approval of Site Plan Submittal  June 2020

9% CTCAC Application Deadline  July 2020

9% CTCAC Application Awards  September 2020

Plan Check‐ Construction Documents Submittal  August 2020 

Plan Check‐ Construction Documents Approval  February 2021

Estimated Construction Loan Closing  February 2021

Estimated Readiness Deadline [Required Construction Close]  March 28, 2021

Construction Completion  October 2022

Conversion  March 2023
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Attachment 1 
Tyler‐Valley Metro Site 

 

 
 

 Project Location 
o Addresses 

 3649 Tyler Ave, El Monte, CA 91731 [Orange Boundary] 

 Owner 
o Vista del Monte Affordable Housing Corporation 

 Affiliate of Cesar Chavez Foundation  

 APN 
o 8575‐019‐030 

 3637 Tyler Avenue, El Monte, CA, USA [Orange Boundary] 

 Owner 
o City of El Monte 

 APN 
o 8575‐019‐909 

o Total Acres / SF 

 Gross 

 0.816‐acres / 35,543 SF 
 Net  

 0.740‐acres / 32,220 SF 
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Attachment 1 
Inspirational Architectural Elevations &  

Site Plan 
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