
 PLANNING COMMISSION AGENDA 

CITY OF EL MONTE PLANNING COMMISSION 

TUESDAY, OCTOBER 13, 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) Visit the City’s website at:
http://www.elmonteca.gov/378/council-meeting-videos

(3) Call-in Conference (669) 900-9128; Meeting ID 965 1792 8992
and then press #. Press # again when prompted for participant ID.

Members of the public wishing to make public comment may do 
so via the following ways:  

(1) Call-in Conference (669) 900-9128; Meeting ID 965 1792 8992
and then press #. Press # again when prompted for participant ID.
Once admitted into the meeting, press *9 to request to speak.

(2) Email – All interested parties can submit questions/comments in
advance to the Planning Division’s general email address:
planning@elmonteca.gov. All questions/comments must be
received by the Planning Division no later than 3:00 pm, October
13, 2020.

Attendance of this meeting can only be done remotely. 

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

CITY OF EL MONTE 
PLANNING 

COMMISSION 

CHAIRPERSON 
Amy Wong 

VICE-CHAIRPERSON 
Rafael Gonzalez 

COMMISSIONER 
Alfredo Nuño 

COMMISSIONER 
Cesar Peralta 

COMMISSIONER 
Roberto Estrada Cruz  

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

planning@elmonteca.gov 

http://www.elmonteca.gov/378/council-
mailto:planning@elmonteca.gov
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5. Commission Disclosures

6. Public Comments

Citizens wishing to address the Planning Commission on land use and development
matters may do so at this time. Note that the Commission cannot respond to or take
any action on the item.

Citizens wishing to speak on an agenda item will be given the opportunity to speak
after the item is presented by staff.

Limit your comments to three (3) minutes. State your name and address for the
record.

CONSENT CALENDAR 

7. 

8. 

Approval of Modification Committee Minutes 

None 

Approval of Planning Commission Minutes 

September 8, 2020.  

REGUALR AGENDA 

9. Time Extension for Tentative Parcel Map No. 82313, Design Review No. 08-18,
Density Bonus No. 01-18, and Modification No. 23-18

2929 Durfee Avenue / APN No. 8106-010-015

Address: 3436 & 3454 Tyler Avenue and 11016 Ramona Boulevard/ 
APNs: 8579-014-901, 8579-014-902 and 8579-014-903 

Request: On October 10, 2018, the City of El Monte Planning 
Commission adopted Resolution No. 3522 approving the 
construction of a four (4) story 51-unit affordable housing 
development with 80 parking spaces on a 36,329 square foot 
site.  The affordable units are intended for homeless students 
and families and for people with incomes ranging from 30 to 60 
percent median income levels.  A six (6) month time extension 
to extend the project’s entitlements to a new expiration date of 
April 21, 2021 is recommended by Staff.  The request is made 
pursuant to Chapters 16.12 (Parcel Maps), 17.20 
(Modification/Variance), 17.22 (Design Review), and 17.85 
(Density Bonus Provisions) of the El Monte Municipal Code 
(EMMC). 
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Case Planner: Tony Bu, Senior Planner 

Recommendation: Approve a six (6) month time extension with a new expiration 
date of April 21, 2021. 

10. General Plan Amendment No. 03-19, Zone Change No. 01-19, Vesting Tentative
Tract Map No. 82797, Conditional Use Permit No. 20-19, Variance No. 03-19,
and Modification Nos. 28-19, 29-19, 30-19, and 36-19

Address: 3630, 3640, and 3700 Cypress Avenue and 11312 Orchard 
Street / APN: 8568-026-002, -034, -035, and -053 

Request: The applicant proposes to demolish 159,100 square feet of 
existing industrial development and construct 103 townhomes 
with attached two-car garages on a 5.24 acre property. The two-
story townhomes are proposed along Orchard Street and the 
remainder of the townhomes would be three-stories in height.  
The Project proposes approximately 56,560 SF of open space, 
including private open space.  A total of 269 off-street parking 
spaces are provided (206 spaces within two-car garages and 63 
open stalls).    

Requested Entitlements: 

 General Plan Amendment to change the subject site’s land
use designation from Industrial/Business Park and Medium-
Density Residential to High-Density Residential;

 Zone Change to change the subject site’s zoning
designation from M-2 and R-3 to R-4;

 Vesting Tentative Tract Map to consolidate all parcels and
subdivide for 103 residential units;

 Conditional Use Permit for the construction of three or more
dwelling units;

 Variance to deviate from minimum private common and
private open space requirements; and

 Modifications to deviate from off-street parking requirements,
front yard setbacks, wall heights, and floor area ratio.

CEQA 
Recommendation: 

Mitigated Negative Declaration 

Case Planner: Nancy Lee, Senior Planner 

Recommendation: Adopt a Resolution of denial for the project. 

Resolution: 3581 
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11. General Plan Conformity No. 03-20

Location: Area Y – Generally located on the east end of the Santa Fe 
Trail Plaza site and bounded by El Monte Avenue to the east, 
Monterey Avenue to the west, Valley Boulevard to the south, 
and the Metrolink commuter rail to the north. 

Request: General Plan Conformity Report for real property dispositions 
by the Successor Agency for Area Y.  

CEQA 
Recommendation: 

Exempt pursuant to the requirements of the California 
Environmental Quality Act (CEQA) of 1970, and the CEQA 
Guidelines Sections 15182(c), 15304, and 15325.   

Case Planner: Betty Donavanik, Director 

Recommendation: Recommend that the City Council find that the project is 
consistent with CEQA Sections 15183(c), 15304, and 15325, 
and approve General Plan Conformity Report No. GPC 03-20.  

Resolution: 3585 and 3586 

PUBLIC HEARING 

12. Conditional Use Permit No. 32-19

Address: 2929 Durfee Avenue  Avenue / APN No. 8106-010-015

Request: A Conditional Use Permit is requested to allow overflow parking 
at the subject property in conjunction with the operation of a 
passenger transportation services company located at 2140 
Durfee Avenue. The subject site is 51,000 square feet in size 
and is located within the M-1(Light Manufacturing) zone.  The 
request is made pursuant to Section 17.24.040 (58) of the El 
Monte Municipal Code (EMMC). 

CEQA  
Recommendation: 

Adopt a Categorical Exemptions under Section 15332 (Class 32 
– In-Fill Development Projects) in accordance with the
requirements of the California Environmental Quality Act of
1970 and the CEQA Guidelines, as amended.

Case Planner: Sandra Elias, Assistant Planner 

Recommendation: Adopt resolution of approval. 

Resolution: 3583 
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13. Tentative Tract Map No. 82682, Conditional Use Permit No. 28-19 &
Conditional Use Permit No. 30-19, Variance No. 01-20 and Modification Nos.
20-20, 21-20 & 22-20

Address: 4526 Santa Anita Avenue nita Avenue / APN No. 8106-010-015

Request: The Applicant proposes to construct 14 residential townhouse 
units on an approximate 24,776 square foot lot.  The residential 
units will comprise of six (6) two-story units and eight (8) three-
story units that will occupy five (5) detached condominium 
buildings.  Each unit will provide a two-car garage and four (4) 
open guest/shared parking spaces will be provided at the site.  
The following entitlements are requested for the project:  
Tentative Tract Map No. 82682 to subdivide the property for 
individual ownership; Conditional Use Permit No. 28-19 to allow 
multi-family residences; Conditional Use Permit No. 30-19 to 
allow residences within a commercial zone; Variance No. 01-20 
to deviate from required open space dimensions; Modification 
No. 20-20 to reduce the maximum floor area ratio (FAR); 
Modification No. 21-20 to reduce second-story step-backs; and 
Modification No. 22-20 to reduce the building separation 
requirement.  The property is located within the C-2 (Retail-
Commercial) Zone.  This request is made pursuant to the 
requirements of Title 16 (Subdivisions), Chapter 17.20 
(Modification-Variance) and Chapter 17.24 (Conditional Use 
Permit) of the El Monte Municipal Code (EMMC). 

CEQA  
Recommendation: 

Adopt a Categorical Exemptions under Section 15332 (Class 32 
– In-Fill Development Projects) 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: Continue to the Planning Commission meeting of October 27, 
2020. 

Resolution: 3584 

14. Director’s Report

15. City Attorney’s Report

16. Commissioner Comments
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 

Tuesday, October 27, 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 $2,080.96. Any individual that received notice of this meeting from the
City of El Monte will receive notice of an appeal, if one is filed.

http://www.elmonteca.gov/
https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2
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PLANNING COMMISSION MINUTES              

 
 

ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON  
TUESDAY, SEPTEMBER 8, 2020 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 
 
1. Call Meeting to Order – Meeting was called to order by Chair Wong at 7:03 p.m.  

 
2. Flag Salute – The Flag Salute was led by Chair Wong. 

 
3. Roll Call – The roll call was led by Senior Office Assistant Adrian Perez. 

 
Commissioners present:  Cruz (in-person), Gonzalez (virtual), Wong (virtual) and Peralta 
(virtual). 
 
Commissioners Absent: Nuño 
 
Staff present: Community and Economic Development Director Donavanik 

Community and Economic Development Deputy Director Mikaelian 
Chief Building Official Morris 

      Deputy City Attorney Vasquez 
      Sergeant Luna 
      Senior Planner Bu 
      Associate Planner Graciano 
      Senior Office Assistant Perez 
       
4. Approval of Agenda:   
 
Motion:  by Commissioner Peralta to approve agenda; seconded by Commissioner Gonzalez.  
 
Motion carried 4 - 0. 
 
5. Commission Disclosures:  
 
None 
 
6. Public Comments:  
 
None 
 

CONSENT CALENDAR 
 
7. Approval of Modification Committee Minutes: 
 
None 
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8. Approval of Planning Commission Minutes: 
 
07/28/2020 
 
Motion: Commissioner Gonzalez motioned to approve the item, Commissioner Cruz seconded 
the motion. 
 
Motion carried 4-0. 
 
REGULAR AGENDA 
 
9.  General Plan Amendment No. 03-19, Zone Change No. 01-19, Vesting Tentative Tract 
Map No. 82797, Conditional Use Permit No. 20-19, Variance No. 03-19, and Modification 
Nos. 28-19, 29-19, 30-19, and 36-19 – 3630, 3640, and 3700 Cypress Avenue and 11312 
Orchard Street 
 
The applicant proposes to demolish 159,100 square feet of existing industrial development and 
construct 103 townhomes with attached two-car garages on a 5.24 acre property. The two-story 
townhomes are proposed along Orchard Street and the remainder of the townhomes would be 
three-stories in height.  The Project proposes approximately 72,700 SF of open space, including 
private open space.  A total of 269 off-street parking spaces are provided (206 spaces within 
two-car garages and 63 open stalls).    
 
Requested Entitlements:  
 
• General Plan Amendment to change the subject site’s land use designation from 

Industrial/Business Park and Medium-Density Residential to High-Density Residential; 
• Zone Change to change the subject site’s zoning designation from M-2 and R-3 to R-4; 
• Vesting Tentative Tract Map to consolidate all parcels and subdivide for 103 residential 

units; 
• Conditional Use Permit for the construction of three or more dwelling units; 
• Variance to deviate from minimum private common and private open space requirements; 

and 
• Modifications to deviate from off-street parking requirements, front yard setbacks, wall 

heights, and floor area ratio. 
 
Deputy Director Mikaelian requested to continue item to the September 22, 2020 Planning 
Commission Meeting.  
 
Motion:  Commissioner Peralta motioned to open public hearing; seconded by Chair Wong. 
 
Motion carried 4-0 
 
PUBLIC COMMENTS:   
 

• None 
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COMMISSIONER COMMENTS: 
 
Motion:  Commissioner Peralta motioned to continue item to 09/22/2020 meeting; seconded by 
Chair Wong. 
 
Motion carried 4-0. 
 
PUBLIC HEARING 
 
10.  Conditional Use Permit No. 09-20 & Revocation of Conditional Use Permit No. 24-05 - 
10520 Lower Azusa Road 
 
The applicant requests Conditional Use Permit No. 09-20 to allow an on-sale alcohol license 
(Type 47) for the sale of beer, wine and distilled spirits in a bona fide restaurant at an existing 
karaoke business (Happy KTV).  The tenant space is within a multi-tenant commercial center 
located in the C-2 (Retail-Commercial) zone. The request is made pursuant to Chapter 17.24 of 
the El Monte Municipal Code (EMMC). 
 
On August 25, 2020, the Planning Commission initiated revocation proceedings at their 
regularly scheduled meeting to consider revocation for Conditional Use Permit No. 24-05 which 
established the live entertainment use (karaoke) on October 11, 2005. The request is made 
pursuant to EMMC Section 17.24.100 - Revocation.  
 
Associate Planner Graciano provided a presentation on this item. 
 
PUBLIC COMMENTS:   
 
Chair Wong read the electronic mail (e-mail), as requested, on behalf of the concerned citizen:  
 
“Dear staff, 
 
I would like to submit comments to the Public Hearing on 9/8/20 for Happy KTV's application 
for Alcohol License (Type 47). Since Happy KTV opened in December 2020., they have 
been selling both hard liquor (distilled spirit) and beer to the customers. I have been there 
multiple times not knowing that they don't have the license to sell alcohol. During the 
COVID-19 pandemic,   they continue to do business disregarding the City's ordinance for 
only allowing essential business to stay open. Until now Happy KTV remains open Mon - 
Sat from 8:00 pm to 12:00 am by locking the front door, and all employees and customers 
enter and exit from the back door. On top of that, Happy KTV is not just a typical karaoke 
bar. They hire young girls to sit and drink with the customers, which customers are charged 
by hour for the female companionship. From time to time customers fight over the girls. One 
time a fight broke out  in Happy KTV, which police came. Instead of letting police to come 
in, they locked the front door and pretended that they were not open until the police left. I 
strongly oppose Happy KTV to obtain an Alcohol License (Type 47). With their poor track 
records, I  cannot foresee that they will obey the rules on the license. Instead they are 
likely to add more burden on El Monte Police Dept and disturb the peace of the neighbors.” 
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“From: Edward 
Sent: Monday, August 31, 2020 5:01 PM 
To: Jeni Colon 
Subject: AGAINST type 47 license approval for Happy KTV (10520 Lower Azusa Rd,El Monte, 
CA 91731) 
 
To: City of El Monte Planning Commission  
From:  Edward 
Re: Happy KTV applying for type 47 liquor license 
 
To Whom It May Concern: 
 
We have heard that Happy KTV (10520 Lower Azusa Rd, El Monte, CA 91731) has been 
applying for type 47 license recently and looking for public hearing soon. WE are certainly 
against this place be approved for the type 47 application because: 
 

1. This place has been violating the law for opening the business privately under the 
COVID-19 lockdown regulations, it causes a lot of issues under the pandemic, and 
there are several people related to this business have tested positive for COVID 19, 
so this place should be forced to lockdown any time soon for our safety protection, 

2. This place has been selling hard liquor to clients even without type 47 license, and 
there are many customers are under age of 21! Plus the secretly opening during the 
pandemic, surprisedly this place is still allowed to open now, maybe because some 
bribing involved with the officials and related government people, the city should 
investigate it to protect the whole community, 

3. There are gangsters fighting, illegal drug selling, illegal gun firing, female 
prostitution, illegal immigrant without permit working there with prostitution 
activities… etc. going on in this location every day, again, people in the community 
are really shocked why this place is still allowed to opened by the El Monte City, any 
under table bribing involved? And certainly would support it NOT receiving approval 
of the type 47 license to continue the violating business. 

4. The business has been violating the tax filing with a lot of violations, need to be 
investigated. 

 
The above is only part of the reasons we are against the type 47 be approved for Happy 
KTV, and we hope El Monte city will do the right thing to protect the residents and 
business in the area! 
 
Thanks and have a nice day, Edward” 
 

• Emailed public comment shared the same concerns safety and worries of 
noncompliance from applicant.  

 
Applicant Nan Feng submitted comments via email and spoke at the meeting. Nan Feng stated 
he represents the owner, who speaks limited English. Feng stated the following: 
 

• They were suspicious that the emails were from their business competitors and previous 
employees they fired, since the emails were submitted with anonymous names.  
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• Their legal agent was online and stated that they put a legal notice outside the door for 
30-days in April and May (as required by ABC (Alcohol Beverage Control)) and they did 
not receive any comments or replies. 

• They invested a lot of money to get the business operating. 
• As soon as they were told that the Planning Division had concerns, they submitted the 

information that was requested. 
• Noted a lot of the issues happened before they took over the business, and a lot of the 

problems come from the nearby restaurant.  
• They have records showing the restaurant next to Happy KTV is operating until 3:00 a.m. 
• They completely agreed with any recommendations given to them to improve their 

business and are open for any inspections by the City. Just earlier today, (09/08/2020), 
two (2) police officers and an employee of the El Monte Planning Division came to 
conduct an inspection. 

• They strongly recommend that the Planning Division give them adequate time to fix any 
issues with the location. 

• They do not sell alcohol to any customers, especially to underage people. 
 
COMMISSIONER COMMENTS: 
 
Commissioner Cruz Comments/Questions related to:  

• Business 
o Commissioner Cruz stated the new business owners should have been aware of 

the businesses they buying. 
• Police Calls 

o Commissioner Cruz was curious about the several Police calls/visits and why the 
Police were not allowed to enter the location. That kind of action does not reflect 
problems coming from another restaurant. Could the applicant provide an 
explanation? 
 Feng stated: 

1. The instance happened in March and he does not truly know the 
reason for that occurrence. 

2. Since the occurrence, the manager and some employees from that 
night have been let go, and to his understanding, they were preparing 
food inside. 

3. It was their (employees’) fault for not opening to local law enforcement. 
They may have been afraid to open the door due to a language barrier. 
I do not know the exact reason, but from what I heard they were 
scared. 

 Director Donavanik mentioned to Chair Wong that Sergeant Luna is 
present for the meeting and should address those comments. 

 Sergeant Luna stated in regards to the March incident while under COVID-
19 orders, officers went to the location and the doors were locked. No one 
would open the doors and there were clearly people inside the location. In 
subsequent interviews, Mr. Feng identified himself as the owner and other 
times identified another man as the owner. There is a lack identification of 
who is responsible for the business, and a lack of communication with the 
employees to find out what is going on after hours with the business during 
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COVID-19. There have been several instances where intoxicated patrons 
identified the business as a bar/tavern to the Police.  

 Access to the security video was not available, and has not been presented 
properly. Mr. Feng was not able to demonstrate how to operate the 
machine. ABC confirmed that Happy KTV never had a license to sell 
alcohol. Violent activities have occurred at the business such as fights, 
stabbings, assaults, etc.  

 Commissioner Gonzalez stated the information provided by the Police has 
been very informative and asked the applicant if he anything to say on the 
matter. 

 Applicant Feng said the reason they don’t have a lot of control is because 
they are new to this business. After they finish the renovations, they were 
hit with COVID-19. In the future, they are going to be able to control the 
business better. 

 Associate Planner Graciano noted that the renovations within the building 
were done without any permits.  

 Applicant Feng stated the changes were new tables, new stove/oven, new 
fridges, and freezers. 

 Associate Planner Graciano mentioned that the last documented floor plan 
in 2005 shows that a kitchen was not permitted. 

 Applicant Feng stated he went to Planning Division in January and 
Planning did not have any plans on record, so he prepared new plans.  

 Chief Building Official Morris noted that any improvements such as an 
oven, hoods, or fire extinguishing equipment would have to be checked by 
Building Division, LA County Fire department, and LA County Health 
Department. 

 
Commissioner Peralta Comments/Questions related to: 

• Happy KTV Situation 
o Commissioner Peralta made it clear this situation should not be taken lightly. This 

is an establishment that does not have the permit to have a legal kitchen nor a 
legal restaurant. What is the rationale about giving that excuse if it not even 
supposed to be a restaurant? This is not indicative of a business that wants to 
play by the rules. 
 Applicant Feng stated they do have a permit to allow them to be a 

restaurant. The previous owner had a kitchen and the only thing they did 
was upgrade the existing appliances.  

 Commissioner Peralta stated what could be surmised is the previous owner 
installed a kitchen without a permit and the applicant’s due diligence was 
not thorough. Especially with the history of noncompliance and the same 
behavior was continued with the new owners. 

 Applicant Feng stated since COVID-19 hit, they have the time needed to fix 
the mistakes that are being brought to light. 

 Associate Planner Graciano mentioned it is really difficult to identify who is 
the new owner. Since the opening of the business in 2006, Happy KTV 
never received a new business license or business occupancy permit, 
which would have required an inspection and identified all of the 
inconsistencies. Instead the new business owner simply added their name 
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to the existing business license and kept all of the old business owners on 
record. 

 Building Official Todd added ay changes would need to submit new 
applications and inspections with LA County Fire and LA County Health. 

 
Commissioner Gonzalez Comments/Questions related to: 

• Responding to the Public Comments  
o Commissioner Gonzalez is doubtful the public comments are from the business 

competitors, he believes they are more likely from the residents in the area. 
 Commissioner Gonzalez stated at face value he is inclined to accept staff 

recommendation. 
 Feng stated he doesn’t know if the neighborhood or not, but we did put a 

notice in April for 30 Days and didn’t not receive any comments. That’s why 
Feng is suspicious to think it was nearby restaurants/businesses. Feng 
continued to say if it was the neighbors they wanted to work one on one to 
prevent and solve any issues with the neighborhood. 

 
Chairperson Wong Comments/Questions related to: 

• Chair Wong wanted to verify that no current floor plans are on file for the site. 
o Associate Planner Graciano stated the previous Conditional Use Permit plans 

does not show a kitchen and the previous conditions of approval prevented the 
establishment from having food service. After checking with Building Division, 
there has never been kitchen in that location. 

 
Motion:  Chair Wong motioned to close public hearing; seconded by Commissioner Peralta. 
 
Motion carried 4-0. 
 
CLOSING THOUGHTS:  

• Commissioner Peralta believes the establishment is not willing to play by the rules from 
what has been presented and have simply added new management/owners to the 
current business and its license.  

o Commissioner Cruz believes what Commissioner Peralta stated is accurate and 
added that the confusion of ownership seems to be deliberate. 

o Commissioner Gonzalez agreed with his previous thoughts and the last thing the 
Commission would want to do get rid of a business, but it seems that the owners 
and the people running the establishment have been reckless. The City does not 
deserve any of this, the neighborhood does not deserve this, nor do the 
neighboring businesses. The City does not want to be known for revoking 
licenses or conditional use permits, but as Commissioner, I have a duty. I 
applaud staff for the work they put together for bringing this case to us. 

o Chair Wong thanked the Commissioners for sharing their points and thoughts. 
Chair Wong continued to say there many avenues to fix the issues and the 
business operator chose not to. This business has been taken to multiple 
commission meetings and should not go to another Commission meeting. 

 
Motion:  Commissioner Peralta motioned to adopt Resolution 3582; seconded by Commissioner 
Gonzalez. 
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Motion carried 4-0. 
 
11. Director’s Report – None 
 
12.  City Attorney’s Report –   None 
 
13.  Commissioner Comments –  
 
Commissioner Cruz: 

• None 
 
 Commissioner Peralta: 

• None 
 
Commissioner Gonzalez: 

• Shared how much respect he has for staff and his fellow Commissioners. 
 

Chair Wong: 
• Hoping everyone is staying safe and healthy. 
• Thank you staff for your hard work. 

 
14.  Adjournment  
 
Meeting adjourned at 8:30 p.m. 
  
 
Respectfully submitted,  
 
____________________________________ 
 Planning Commission Chairperson 
Amy Wong 
 
 
 ____________________________________ 
 Planning Commission Secretary                            
Adrian Perez 
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STAFF REPORT                                   October 13, 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 
 
SUBJECT:  TENTATIVE PARCEL MAP NO. 82313, DESIGN REIVEW 

NO. 08-18, DENSITY BONUS NO. 01-18, & 
MODIFICATION NO. 23-18 (TIME EXTENSION) 

 
LOCATION:   3436 & 3454 TYLER AVENUE & 11016 RAMONA   
    BOULEVARD 
 
APPLICANT:  MAURICE RAMIREZ 
    NEWPORT PARTNERS LLC 
    9 CUSHING, SUITE 200 
    IRVINE, CA 92618 
 
PROPERTY OWNER: CITY OF EL MONTE 
    11333 VALLEY BOULEVARD 
    EL MONTE, CA 91731 
 
RECOMMENDATION: APPROVE TIME EXTENSION FOR TENTATIVE PARCEL 

MAP NO. 82313, DESIGN REIVEW NO. 08-18, DENSITY 
BONUS NO. 01-18, AND MODIFICATION NO. 23-18 

 
 
BACKGROUND  
 

On October 10, 2018, the City of El Monte Planning Commission adopted Resolution 
No. 3522 approving Tentative Parcel Map No. 82313, Design Review No. 08-18, 
Density Bonus No. 01-18, and Modification No. 23-18 to construct a four (4) story 51-
unit affordable housing development with 80 parking spaces on a 36,329 square foot 
site.  The affordable units are intended for homeless households and people with 
incomes ranging from 30 and 60 percent of the area median income.  According to 
Resolution No. 3522, the entitlements for the project had a two (2) year expiration date 
which is set to expire on October 20, 2020.   
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REQUEST 
 
The Applicant has requested an extension of the project’s entitlements for additional 
time to secure close to 60 percent of the funds needed for the project. 
 
To get the project fully funded and into construction by mid-year (next year), the 
Applicant is proposing to pursue the following two tracks: 

 Track A:  Apply for LACDA Funding (November 2020) and if successful, 
eliminate the need to apply for State Credits. 

 Track B:  Apply for CDLAC/TCAC/State Credits (at the earliest time State Tax 
Credits are available to be applied for).   
 

 
STAFF RECOMMENDATION 
 

Staff recommends that the Planning Commission extend the project’s entitlements for 
an additional six (6) months with a new expiration date of April 20, 2021.  
 
 
ATTACHMENTS: 
 

A. Planning Commission Resolution No. 3522 
B. Time Extension Request Letter 
C. Finance Performa 
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STAFF REPORT                     OCTOBER 13, 2020 
 
TO:     CITY PLANNING COMMISSION 

 
FROM: BETTY DONAVANIK 

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

 
BY:  NANCY LEE 

SENIOR PLANNER 
 

APPLICATION: 
 

GENERAL PLAN AMENDMENT NO. 03-19, ZONE CHANGE 
NO. 01-19, VESTING TENTATIVE TRACT MAP NO. 82797, 
VARIANCE NO. 03-19, CONDITIONAL USE PERMIT NO. 20-
19, and MODIFICATION NOS.  28-19, 29-19, 30-19, and 36-19 
 

LOCATION: 11312 ORCHARD STREET, AND 3630, 3640, AND 3700 
CYPRESS AVENUE  
 

APPLICANT: 
 
 
 

KB HOME GREATER LOS ANGELES, INC.  
25152 SPRINGFIELD COURT, SUITE 180 
VALENCIA, CA 91355 
 

PROPERTY OWNER: 
 
 
 

PI PROPERTIES NO. 66, LLC – C/O CHARLES ZHAO 
610 N. SANTA ANITA AVE 
ARCADIA, CA 91006 

ENVIRONMENTAL            
DETERMINATION: 
 

STATUTORY EXEMPTION UNDER ARTICLE 18, SECTION 
15270 

RECOMMENDATION: ADOPT RESOLUTION NO. 3581 RECOMMENDING CITY 
COUNCIL DENIAL OF THE PROJECT  

 
 
RECOMMENDATION 
 
Staff has revised Resolution No. 3581, based on Planning Commission direction from 
the public hearing held on September 22, 2020.  The resolution now reflects the 
Planning Commission denying the project.  In addition, if the applicant pursues appealing 
the decision to the City Council, the applicant should incorporate the following to the 
project design:  
 

• Reduction of density; 
• Reduction of Floor Area Ratio; and  
• Increase the amount of open space to be compliant with the Zoning Ordinance.  
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RESOLUTION NO. 3581       
 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, DENYING OF GENERAL PLAN 
AMENDMENT NO. 03-19, ZONE CHANGE NO. 01-19, 
VESTING TENTATIVE TRACT MAP NO. 82797, 
VARIANCE NO. 03-19, CONDITIONAL USE PERMIT NO. 
20-19, AND MODIFICATION NOS.  28-19, 29-19, 30-19, 
AND 36-19 TO DEMOLISH 159,100± SQUARE FEET OF 
EXISTING INDUSTRIAL DEVELOPMENT AND DEVELOP 
103 TOWNHOMES WITH ATTACHED TWO-CAR 
GARAGES ON A 5.24 ACRE PROPERTY LOCATED AT 
11312 ORCHARD STREET, AND 3630, 3640, AND 3700 
CYPRESS AVENUE, IDENTIFIED AS APNS 8568-026-002, 
-034, -035, AND -053, 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.  That on July 25, 2019, KB Home Greater Los Angeles, Inc. 

Attn: David Lelie, LEED AP, 25152 Springfield Court, Suite 250, Valencia, California 
91355, filed an application for General Plan Amendment No. 03-19, Zone Change No. 
01-19, Vesting Tentative Tract Map No. 82797, Conditional Use Permit No. 20-19, 
Variance 03-19, and Modifications 28-19, 29-19, 30-19, and 36-19, requesting approval 
to demolish 159,100± sf of existing industrial buildings and construct 103 townhomes on 
property that is 5.24± acres in size (“Proposed Project”).  An Initial Study and Mitigated 
Negative Declaration was prepared for the proposed project. 

  
SECTION 2. This request is made pursuant to the requirements of 

Chapters 16.10, 17.26, 17.24, 17.26, 17.20, and of the El Monte Municipal Code 
(EMMC).  The property is located at 11312 Orchard Street, 3630, 3640, and 3700 
Cypress Avenue, El Monte, California, and described as follows, to-wit: 

 
APNs: 8568-026-002, -034, -035, and -053 

 
The following entitlements are requested: 
 

• General Plan Amendment (GPA No. 03-19) to change the site’s General Plan 
Land Use designation from Industrial Business Park (11312 Orchard Street and 
3630 and 3640 Cypress Avenue) and Medium Density Residential (3700 
Cypress Avenue) to High Density Residential;  
 

• Zone Change (ZC No. 01-19) to change the zoning designation from M-2 (11312 
Orchard Street and 3630 and 3640 Cypress Avenue) and R-3 (3700 Cypress 
Avenue) to R-4; 
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• Vesting Tentative Tract Map (VTTM No. 82797) to consolidate four (4) parcels 
and subdivide for 103 condominium units; 
 

• Conditional Use Permit (CUP No. 20-19) for the construction of three or more 
dwelling units; 
 

• Variance (VAR 03-19) to deviate from common and private open space 
requirements; and 
 

• Modifications (MOD) as follows:  
1. MOD No. 28-19 to modify the off-street parking requirements by reducing 

the parking requirements, allowing parking stalls and no out-let driveways 
to encroach within the front yard setback along Orchard Street and 
Cypress Avenue, and for enclosed parking stalls at 19’ x 20’. 

2. MOD. No. 29-19 to modify the required front yard setbacks (first and 
second story) along Cypress Avenue and second story setback along 
Orchard Street.  Modification to allow mechanical equipment to encroach 
into the required front yard setback; 

3. MOD. No. 30-19 to modify the maximum allowable wall height throughout 
the development.  

4. MOD. No. 36-19 to modify the lot size to exceed the maximum allowable 
FAR from 40% to 81%. 

 
Pursuant to which after due notice as required by law, a full and fair public hearing was 
held on to consider General Plan Amendment No. 03-19, Zone Change No. 01-19, 
Vesting Tentative Tract Map No. 82797, Conditional Use Permit No. 20-19, Variance 
03-19, and Modifications 28-19, 29-19, 30-19, and 36-19, requesting approval to 
construct 103 townhomes on property that is 5.24± acres in size, and a Mitigated 
Negative Declaration before this Planning Commission on September 22, 2020, at 
which time, all interested persons were given full opportunity to be heard and present 
evidence. 

 
SECTION 3 - ZONING. That the project site encompasses four parcels 

and is located north of Iris Lane, south of Orchard Street and east of Cypress Avenue 
within the M-2 and R-3 zoning designation.  The property is currently developed 
159,100± sf of industrial uses.  The surrounding zoning and land use of the adjacent 
properties are as follows: 
 

 
   
 
 
 
    
 
 
    

    

 Zoning: Land Use: 

North: R-1A & R-
3 

Multi-family apartment complex and a vacant 
lot.  

South: M-2 & R-3 Industrial and Single-Family Residential 
East: R-3 & C-1 Office and Vacant Land 
West: M-2 & R-3 City Transportation Yard and Single-Family 

Residential 
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   SECTION 4 - PUBLIC HEARING. That the Planning Commission 
conducted a fully noticed public hearing on September 22, 2020.  The Commission 
opened the public hearing and heard one (1) speaker in favor of the project at the 
meeting.  City staff received 24 letters of support for project and one (1) letter in 
opposition of the project.   
 
The Planning Commission, after discussion and deliberation at a public hearing on 
September 22, 2020, directed staff to prepare Resolution No. 3581 for the October 13, 
2020 Planning Commission meeting recommending City Council deny the project based 
on the following reasons: 
 

• Proposed project’s density is not compatible with the surrounding neighborhood; 
• Proposed Project exceeds the maximum allowable Floor Area Ratio and is not 

compatible with the surrounding neighborhood; and 
• Proposed Project does not meet the total open space requirements.   

 
    SECTION 5 - GENERAL PLAN AND ZONING MAP AMENDMENT 
FINDINGS. That all necessary findings for the granting of a General Plan and Zoning 
Map Amendment  pursuant to Chapter 17.26 of the El Monte Municipal Code cannot be 
made in a positive manner and are as follows:  
 
   A. The proposed amendments are internally consistent with the General Plan 
and Zoning Ordinance:  
 
Finding of Fact: 
The proposed amendments are not internally consistent with the General Plan and 
Zoning Ordinance, in that the General Plan Land Use Element describes High Density 
Residential as projects that are sensitively designed with adequate open space and off-
street parking.  As such, proposed project exceeds the maximum allowable Floor Area 
Ratio (FAR) of 40% allowed by the Zoning Ordinance.  The project, proposed at a FAR 
of 81%, which is double the maximum allowable FAR.  A direct consequence of the 
81% FAR is that the proposed project is not compatible with the surrounding 
neighborhood and is not able to meet open space and off-street parking requirements 
and therefore is internally inconsistent with the General Plan and Zoning Ordinance.    
 
    SECTION 6 - VESTING TENTATIVE TRACT MAP FINDINGS.  That all 
necessary findings for the granting of a Vesting Tentative Tract Map No. 82797 (VTTM 
No. 82797) to consolidate four (4) parcels and subdivide for 103 townhome 
condominium units pursuant to Section 16.10.103 of the El Monte Municipal Code 
cannot be made in a positive manner and are as follows: 
 
   A. That the site is physically suitable for the type of development. 
 
Finding of Fact: 
That the site is not physically suitable for the proposed density of development. The 
proposed project FAR of 81% is double the maximum allowable 40% FAR development 
standard, which is not compatible with the surrounding neighborhood.  In addition, the 
proposed floor area is greater than what currently exists in the surrounding 
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neighborhood.  With the proposed 81% FAR, there is an increase in off-street parking 
and open space requirements, which the proposed project is not able to meet.   
     
    SECTION 7 – CONDITIONAL USE PERMIT FINDINGS. That all 
necessary findings for the granting of a Conditional Use Permit to construct three or 
more residential units as a Planned Residential Development pursuant to Section 
17.24.050 of the El Monte Municipal Code cannot be made in a positive manner and are 
as follows: 
 
   A. The site for the proposed use is adequate in size and shape to 
accommodate said uses; and that all yards, spaces, walls, fences, parking, loading, 
landscaping and other features required to adjust said use with the land and 
surrounding uses are provided. 
 
Finding of Fact: 
At its current proposed FAR of 81%, the project is not adequate in size or shape to 
accommodate the proposed use.  Specifically, the project site exceeds the maximum 
allowable FAR of 40%, and would not be compatible with the surrounding 
neighborhood. An increase of FAR increases the off-street parking and open space 
requirements.  As such, the proposed project cannot provide EMMC compliant off-street 
parking spaces, therefore the subject site is not adequate in size and shape to 
accommodate the proposed use.      
 
 SECTION 8 – MODIFICATION FINDINGS. That all necessary findings 
for the granting of a Modifications Nos. 28-19, 29-19, 30-19, and 36-19 pursuant to 
Section 17.20.110 of the El Monte Municipal Code cannot be made in a positive manner 
and are as follows:  
 

A. There are exceptional or extraordinary circumstances or conditions applicable 
to the property involved, or to the intended use of the property, that do not 
apply generally to the property or class of use in the same zone or vicinity.   

 
Finding of Fact:  
Modifications (MOD) Nos. 28-19, 29-19, 30-19, and 36-19 are being requested pursuant 
to Chapter 17.20 to permit design flexibility for the development.  Specifically, MOD No. 
36-19 is requested to exceed the maximum allowable FAR of 40% to 81%.  The 
increase of FAR is not compatible with the surrounding neighborhood and also 
increases the off-street parking requirement.  The hardship in meeting the off-street 
parking requirements are self-imposed due to the requested 81% FAR and there are no 
exceptional or extraordinary circumstances or conditions to the property involved that do 
not apply generally to the property or class of use in the same zone or vicinity.   
 
 SECTION 9 – VARIANCE FINDINGS. That all necessary findings for the 
granting of a Variance pursuant to Section 17.20.110 of the El Monte Municipal Code 
cannot be made in a positive manner and are as follows:  
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A. There are exceptional or extraordinary circumstances or conditions applicable 
to the property involved, or to the intended use of the property, that do not 
apply generally to the property or class of use in the same zone or vicinity.   

 
Finding of Fact: Variance (VAR) No.03-19 is being requested pursuant to Chapter 17.20 
to permit design flexibility for the development.  However, MOD No. 36-19 is requested 
to exceed the maximum allowable FAR of 40% to 81%, which would not be compatible 
with the surrounding neighborhood.  The increase of FAR also increases the total open 
space requirement.  The hardship in meeting the off-street parking requirements are 
self-imposed due to the requested 81% FAR and there are no exceptional or 
extraordinary circumstances or conditions to the property involved that do not apply 
generally to the property or class of use in the same zone or vicinity.   
 
 SECTION 10 - ENVIRONMENTAL.  That in accordance with the criteria 
and authority contained in the California Environmental Quality Act (CEQA) of 1970 and 
the CEQA Guidelines as amended, the Planning Commission recommends that the City 
Council adopt a Statutory Exemption under Article 18, Section 15270 (CEQA does not 
apply to projects which a public agency rejects or disapproves).   
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SECTION 11.  That the Secretary of the City 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: 
 
 
_______________________________ 
Adrian Perez, Secretary 
El Monte City Planning Commission 
 
 
STATE OF CALIFORNIA) 
COUNTY OF LOS ANGELES) SS: 
CITY OF EL MONTE) 
 

 
I, Adrian Perez, 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.3581 adopted by the Planning Commission of the City of El Monte, at a regular 
meeting by said Commission held on October 13, 2020, by the following votes to wit: 
 
 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
   ________________________________ 
   Adrian Perez, Secretary 
   El Monte City Planning Commission 
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 STAFF REPORT                                      October 13, 2020 
 

 
TO:     CITY PLANNING COMMISSION 

 
FROM: BETTY DONAVANIK 

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 

BY:  BETTY DONAVANIK 
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 
 

APPLICATION: GENERAL PLAN CONFORMITY REPORT (GPC) NO. 03-20 
PURSUANT TO CALIFORNIA GOVERNMENT CODE 
SECTION 65402  
 

LOCATION: AREA Y 
 

PROPERTY OWNER: CITY OF EL MONTE AS SUCCESSOR AGENCY TO THE 
FORMER EL MONTE COMMUNITY REDEVELOPMENT 
AGENCY 
 

ENVIRONMENTAL            
DETERMINATION: 
 

EXEMPT PURSUANT TO THE REQUIREMENTS OF THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) OF 
1970, AND THE CEQA GUIDELINES SECTIONS 15182(C), 
15304, AND 15325.   
 

RECOMMENDATION: RECOMMEND THAT THE CITY COUNCIL FIND THAT THE 
PROJECT IS CONSISTENT WITH CEQA SECTIONS 
15182(C), 15304, AND 15325, AND APPROVE GENERAL 
PLAN CONFORMITY REPORT NO. GPC 03-20 FOR THE 
PROPERTY ACQUISITION  OF THE AREA Y PARK SITE 
AND PROPERTY DISPOSITION OF THE AREA Y 
HOUSING SITE 

 
 

 

 

 
 
 

 

 

 

 

 

 

 

 



GPC No. 03-20 
  Area Y 
Page 2 

 

SUBJECT PROPERTY:  
 

Location: Generally located on the east end of the Santa Fe Trail 
Plaza site and bounded by El Monte Avenue to the east, 
Monterey Avenue to the west, Valley Boulevard to the 
south, and the Metrolink commuter rail to the north. 
 

General Plan: Downtown Core 
 

Zone: SP-4 Downtown Main Street Transit-Oriented District 
Specific Plan (“Downtown Specific Plan”) – Monte Vista 
and Station Sub-areas 
 

Property Size: 4.83 acres 
 

Existing Improvements: Vacant Lots 
 

 
SURROUNDING PROPERTIES: 
 

 General Plan: Zoning: Land Use: 

North: N/A N/A 
 

Metrolink Rail Line 

South: Downtown Core Downtown Specific Plan 
Main Street Sub-area 
 

Main Street Parking Lots 

East: Downtown Core Downtown Specific Plan 
Station Sub-area 
 

AT & T Building 

West: Downtown Core Downtown Specific Plan  
Monte Vista Sub-area 
 

Santa Fe Trail Plaza 
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AERIAL PHOTO:  
 

 
 

ZONING MAP 
 

 
 
 
 

 

 
AREA Y 
PARK 
SITE 

AREA Y 
HOUSING 

SITE 
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BACKGROUND 
 
Assembly Bill (“AB”) 1484, enacted in June of 2012, requires all successor agencies for 
former redevelopment agencies that owned property as of the time of redevelopment 
dissolution in 2011 to prepare a Long Range Property Management Plan (“PMP”). The 
PMP governs the disposition and use of property held by the former redevelopment 
agency pursuant to legal requirements.  The PMP for the Successor Agency to the El 
Monte Community Redevelopment Agency (“Successor Agency”) includes 15 properties 
totaling approximately 4.83 acres, known as “Area Y”.  Area Y is generally located on the 
east end of the Santa Fe Trail Plaza site and is bounded by El Monte Avenue to the east, 
Monterey Avenue to the west, Valley Boulevard to the south, and the Metrolink 
commuter rail to the north.  Per the PMP, the City is able to liquidate the property. Sale 
of the land and subsequent development of the site will be subject to the review and 
approval by the Successor Agency, Oversight Board to the Successor Agency, and the 
California Department of Finance. 
 
 
AREA Y REQUEST FOR PROPOSAL  
 
On May 21, 2018, the City released a Request for Proposals (“RFP”) for the 
development of Area Y that would be consistent with the Downtown Transit-Oriented 
District Specific Plan (“Specific Plan”) and synergistic with surrounding uses, including 
Santa Fe Trail Plaza, Downtown Main Street, and the El Monte Metrolink Station. The 
Specific Plan takes advantage of the area’s transit adjacency to cultivate a higher-
intensity, pedestrian-oriented mixed-use district, with a more urban character.  The RFP 
called for development teams experienced in high quality, medium- to high-density 
development to submit their proposals for the project (“Project”). The RFP required that 
proposals include the design, development, financing, construction, ownership and 
management of the Project and any related commercial/community uses.     
 
On March 19, 2019, the City Council and Successor Agency approved the terms of an 
Exclusive Negotiation Agreement (“ENA”) with UTH Holdings I, LLC, a subsidiary of 
Urban Pacific, which requires the parties to negotiate potential terms and conditions of a 
future instrument to facilitate the development of the Project and the disposition of Area 
Y.    
 
Urban Pacific’s proposal includes re-aligning the majority of the existing street grid to 
create a mix of open space and residential uses, both of which will serve the community 
as well as provide much needed transit-oriented and walkable for-sale and rental 
workforce housing units. The development will have three (3) components that include: a 
one (1) acre community park and paseos; and approximately 85 units of attached, for-
sale townhomes and multi-generational workforce housing rental units.   
 
The Site shall be purchased from the Successor Agency by Developer at the fair market 
value of the Site. The development project will be reviewed by the Planning Commission 
through the entitlement process at a future date.  
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FINDING OF GENERAL PLAN CONFORMITY – AREA Y PARK SITE 
 
In accordance with California Government Code Section 65402, before a local agency 
(the City of El Monte) can acquire real property for street, park or other public purposes, 
the legislative planning body (the Planning Commission) shall determine if the proposed 
real property acquisition conforms with the General Plan of the City. Therefore, in order 
for the City to acquire an approximate one-acre portion of Area Y (hereinafter, “Area Y 
Park Site”) for City public park and open space purposes, it is necessary for the Planning 
Commission to find that the acquisition is in conformance with the 2011 Vision El Monte 
General Plan. Specifically, Planning Commission Resolution No. 3585 finds that the 
proposed City acquisition of the Area Y Park Site for parks and open space is in 
conformance with the General Plan Parks and Recreation Element.  
 
The City is considered “park poor” as there is no neighborhood in the City in which there 
are at least three (3) acres of park area per 1,000 members of a neighborhood 
population, and given such dearth of park area, the City seeks to continue its recent 
fervent efforts to develop additional park space within the City. According to the Parks 
and Recreation Element of the General Plan, “[i]t is incumbent upon us to recognize, 
preserve, and enhance El Monte’s park and open space components”. The Area Y Park 
Site for public park and open space purposes is in conformance with the following 
General Plan and its Parks and Recreation Element as follows: 
 

1. Goal PR-1: Sufficient quality, number, and distribution of parks that are well 
maintained, safe, and attractive, and that meet the full active and passive 
recreational needs of residents of all ages and abilities. 
 
The City’s acquisition of the Area Y Park Site for public park and open space 
development purposes would facilitate the provision of additional public park 
availability in the City in accordance with Parks and Recreation General Plan Goal 
PR-1 by creating more available public park space in the City’s Downtown Main 
Street Transit-Oriented District Specific Plan area. 

 
2. PR-1.1 Park Quantity. Ensure that two acres of useable and developed parkland, 

including an appropriate range of age-appropriate recreational amenities, are 
provided for each 1,000 residents.  
 
The City’s provision of sufficient public park availability in accordance with Parks 
and Recreation General Plan Policy PR-1.1 would be facilitated by the City’s 
acquisition of the Area Y Park Site for public park and open space purposes by 
creating more available public park space in the City’s Downtown Main Street 
Transit-Oriented District Specific Plan area.  

 
3. PR-1.3 Park Distribution. Ensure that each neighborhood has, to the extent 

feasible, adequate park and recreation resources and that all residences are 
within walking distance of a park. 
 
The City’s acquisition of the Area Y Park Site for public park and open space 
purposes would ensure that additional City public park resources are made 
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available in the City’s Downtown Main Street Transit-Oriented District Specific 
Plan area, in accordance with Parks and Recreation General Plan Policy PR-1.3. 

 
Furthermore, the City’s acquisition of the Area Y Park Site for public park and open 
space purposes is in conformance with the City’s Downtown Main Street Transit-
Oriented District Specific Plan and its Mobility and Beautification component as follows: 
 

1. 3.3.3 Plazas and Parks/Open Space: In order to support the health and wellness 
of the larger community, additional public spaces and convenient urban recreation 
options will need to be provided within the Downtown area.  
 
The City’s acquisition of the Area Y Park Site for City public park and open space 
development purposes would foster the health and wellness of its community 
members by creating additional public park availability in the City in accordance 
with the Mobility and Beautification component of the City’s Downtown Main 
Street Transit-Oriented District Specific Plan by producing more available public 
park space in the City’s Downtown Main Street Transit-Oriented District Specific 
Plan area. 

 
 
FINDING OF GENERAL PLAN CONFORMITY – AREA Y HOUSING SITE 
 
In accordance with California Government Code Section 65402, before a local agency 
(the Successor Agency) can dispose of real property for street, park or other public 
purposes, the legislative planning body (the Planning Commission) shall determine if the 
proposed real property disposition conforms with the General Plan of the City. Therefore, 
in order for the Successor Agency to dispose of an approximate 3.83 acre portion of 
Area Y (hereinafter, “Area Y Housing Site”) for residential development, it is necessary 
for the Planning Commission to find that the acquisition is in conformance with the 2011 
Vision El Monte General Plan. Specifically, Planning Commission Resolution No. 3586 
finds that the proposed City disposition of the Area Y Housing Site to Urban Pacific for 
residential development is in conformance with the General Plan Land Use Element and 
Housing Element as follows: 
 

1. Policy LU (Land Use) 5.3 – Housing: Facilitate development of mixed/multiuse 
housing, including transit-oriented development that provides housing options for 
persons of all ages and income levels that enhances the customer base for 
downtown business and activities. 
 

2. Housing Element Implementation Plan: Sets forth a variety of specific 
programs to achieve the General Plan vision and the housing goals and policies in 
the Housing Element. These programs are described below.   
 
Downtown Specific Plan: 
El Monte’s Downtown encompasses 200 acres, bordered by the Rio Hondo River, 
Interstate 10, and Ramona Boulevard. The Downtown Core contains key activity 
centers that serve civic/governmental, business, transportation, recreational, and 
residential uses. The Downtown vision is as a mixed-income, multiuse, and 
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vibrant center of El Monte, with additional housing, retail, office, parks, and 
cultural facilities. In order to plan for this area in a comprehensive manner, a 
Downtown Specific Plan will be created that provides for an appropriate balance 
of land uses, including housing, and strengthens connection to the Emerald 
Necklace of parks and trails as well. 

 
Furthermore, the Successor Agency’s disposition of the Area Y Housing Site for 
residential development is in conformance with the City’s Downtown Main Street Transit-
Oriented District Specific Plan as follows: 
 

3. Station Sub-Area: The Station Sub-Area embodies the transit-oriented elements 
of the Specific Plan area. Broken into two areas, the Station Sub-Area includes 
the El Monte Metrolink Station and an adjacency to the El Monte Bus Station 
which serve as regional transit hubs for the City.  Both transit stops are within a 
comfortable 5-10 minute walking distance to Downtown restaurants, shops, and 
services. 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 stories will provide 
housing opportunities for transit users in close proximity to Downtown. To 
complement residential uses, small retail and visitor serving shops will provide an 
appropriate transition to the retail establishments of Main Street. 

 
Station Sub-Area Character: The Station Sub-Area is divided into two areas 
within Downtown El Monte that are located near or adjacent to transit facilities and 
are intended to be redeveloped with transit-oriented development. The northern-
most portion is located adjacent to a Metrolink Station. This northern area 
includes the opportunity to provide a dynamic mix of 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 Successor Agency’s disposition of the Area Y Housing Site adjacent to the Metrolink 
Station for residential development is consistent with the Land Use Element and Housing 
Element as the development would provide new, market-rate, for-sale and workforce 
moderate-level rental housing at an in-fill site, which is a key revitalization tool to 
recharge the City’s household base with new households bringing long-term 
commitments to the City. Adding new housing is the primary tool for increasing retail 
sales and economic development in the City.   

 
New, owner-occupied residences, sited immediately adjacent to Santa Fe Trail Plaza 
and across the street from Main Street, will assist in creating new pedestrian-oriented 
shopping traffic to El Monte’s existing supply of retail. Existing retail spaces achieve new 
boosts in sales from the infusion of residents.  

 
Area Y Housing Site is characterized by a number of site strengths that are excellent for 
residential development as the site has the following positive features: 

 

 Within easy walking distance to the El Monte Metro train station stop. 
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 Located immediately east of Santa Fe Trail Plaza neighborhood shopping 
center, with convenient pedestrian-friendly access for any new households. 

 Near excellent urban lifestyle amenities at Santa Fe Trail Plaza, including 
an excellent grocer with fresh produce and wide array of prepared meals; 
pet supplies; coffee; services; quality casual meals and snacks; and 
discount/value apparel and home decorative items. 

 Close to the City’s “Downtown Core”, which already has an established, 
mixed-use and live-work theme along Valley Boulevard. 

 
 
SITE ACQUISITION AND FUTURE IMPROVEMENTS 
 
The City Council will take action on separate Purchase and Sale Agreements for the 
Area Y Park Site and Area Y Housing Site at a future date.   
 
The General Plan Conformity Report and CEQA action is for the acquisition and 
disposition of the Sites only.  Prior to any parks and open space improvements, the 
project shall be assigned a Capital Improvement Project (CIP) number and shall undergo 
a separate project-specific review process, including public outreach and community 
meetings, and environmental analysis in compliance with CEQA. The housing 
development shall undergo a project-specific entitlement review process and 
environmental analysis in compliance with CEQA to be reviewed by the Planning 
Commission.  
  
 
ENVIRONMENTAL 
 
In accordance with the requirements of the California Environmental Quality Act (CEQA) 
of 1970, and the CEQA Guidelines, as amended, the City’s acquisition of the Area Y 
Park Site for park and open space purposes is exempt from CEQA, pursuant to the 
CEQA Guidelines Section 15304 because the land sale and development of public 
park/open space will result in only minor alterations to land. The Area Y Park Site 
acquisition by the City is also exempt under CEQA Guidelines Section 15325 as the 
transfer in ownership preserve land for City public park purposes. It is also exempt from 
CEQA because the public park development would be consistent with the 2017 
Downtown Specific Plan, pursuant to the CEQA Guidelines Section 15182(c).  
 
The City’s disposition of the Area Y Housing Site for residential development is exempt is 
exempt from CEQA because the proposed Project would implement the City of El Monte 
Downtown Specific Plan adopted by the City Council, pursuant to the State CEQA 
Guidelines Section 15182(c). The future prospective development of housing on Area Y 
shall undergo separate environmental review. 
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RECOMMENDATION 
 
Pursuant to California Government Code Section 64502, it is recommended that the 
Planning Commission adopt Resolution No. 3585 and No. 3586  recommending that the 
City Council find that the Project is consistent with CEQA Section 115182(c), 15304, and 
15325, and approve General Plan Conformity Report No. GPC No. 03-20 for the 
property acquisition of the Area Y Park Site and property disposition of the Area Y 
Housing Site.  
 
 
ATTACHMENT 
 
1. Resolution No. 3585 
2. Resolution No. 3586 
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  RESOLUTION NO.  3585 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, FINDING THE PROPOSED SITE 
ACQUISITION OF AN APPROXIMATE ONE-ACRE 
PORTION OF SO-CALLED “AREA Y” BY THE CITY OF 
EL MONTE FROM THE CITY OF EL MONTE AS 
SUCCESSOR AGENCY TO THE FORMER EL MONTE 
COMMUNITY REDEVELOPMENT AGENCY TO BE IN 
CONFORMANCE WITH THE GENERAL PLAN AND 
CONSISTENT WITH THE CALIFORNIA ENVIRONMENTAL 
QUALITY ACT  

WHEREAS, pursuant to California Government Code Section 65402, before a 
local agency can acquire real property for street, park or other public purposes, the 
legislative planning body shall determine if the proposed real property acquisition 
conforms with the 2011 Vision El Monte General Plan (the “General Plan”) of the City of 
El Monte (the “City”); 

WHEREAS, the City as Successor Agency to the former El Monte Community 
Redevelopment Agency (the “Successor Agency”) owns certain raw land, approximately 
4.83 in size, (hereinafter, “Area Y”) pursuant to the Successor Agency’s Long-Range 
Property Management Plan approved by the Oversight Board and the California 
Department of Finance;   

WHEREAS, the City seeks to acquire an approximate one-acre portion of Area Y 
(hereinafter, “Area Y Park Site”) to develop for City public park and open space 
purposes;  

WHEREAS, the Area Y Park Site is described in further detail in Exhibit “A”; 

WHEREAS, the City is considered “park poor” as there is no neighborhood in the 
City in which there are at least three acres of park area per 1,000 members of a 
neighborhood population, and given such dearth of park area, the City seeks to 
continue its recent fervent efforts to develop additional park space within the City;  

WHEREAS, according to the Parks and Recreation Element of the General Plan, 
“[i]t is incumbent upon us to recognize, preserve, and enhance El Monte’s park and 
open space components”;  

WHEREAS, the balance of Area Y is contemplated to be sold to a housing 
developer for under a separate proposed land us disposition transaction that will be 
separately considered by the Planning Commission and City Council;  
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WHEREAS, relevant entitlements and approvals pertinent to the development of 
Area Y would undergo further review by the Planning Commission; and 

WHEREAS, should the Planning Commission approve this proposed Resolution, 
the City Council and the legislative body of the Successor Agency would subsequently 
and respectively consider and take action on a proposed Purchase and Sale Agreement 
for the proposed sale of the Area Y Park Site from the Successor Agency to the City. 

 NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF EL 
MONTE, CALIFORNIA DOES HEREBY FIND, DETERMINE AND RESOLVE AS 
FOLLOWS:   

SECTION 1. The facts set forth in the recitals above are true and correct and 
incorporated herein by reference. 

SECTION 2. The City Council finds that the City’s acquisition of the Area Y Park 
Site for City public park and open space purposes is in conformance with the following 
General Plan and its Parks and Recreation Element as follows: 

1. Goal PR-1: Sufficient quality, number, and distribution of parks that are well 
maintained, safe, and attractive, and that meet the full active and passive 
recreational needs of residents of all ages and abilities. 

• The City’s acquisition of the Area Y Park Site for City public park and open 
space development purposes would facilitate the provision of additional 
public park availability in the City in accordance with Parks and Recreation 
General Plan Goal PR-1 by creating more available public park space in 
the City’s Downtown Main Street Transit-Oriented District Specific 
Plan area. 

2. PR-1.1 Park Quantity. Ensure that two acres of useable and developed 
parkland, including an appropriate range of age-appropriate recreational 
amenities, are provided for each 1,000 residents.  

• The City’s provision of sufficient public park availability in accordance with 
Parks and Recreation General Plan Policy PR-1.1 would be facilitated by 
the City’s acquisition of the Area Y Park Site for City public park and open 
space purposes by creating more available public park space in the City’s 
Downtown Main Street Transit-Oriented District Specific Plan area.  

3. PR-1.3 Park Distribution. Ensure that each neighborhood has, to the extent 
feasible, adequate park and recreation resources and that all residences are 
within walking distance of a park. 

• The City’s acquisition of the Area Y Park Site for City public park and open 
space purposes would ensure that additional City public park resources 
are made available in the City’s Downtown Main Street Transit-Oriented 
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District Specific Plan area, in accordance with Parks and Recreation 
General Plan Policy PR-1.3. 

SECTION 3. The City Council further finds that the City’s acquisition of the Area 
Y Park Site for City public park and open space purposes is in conformance with the 
City’s Downtown Main Street Transit-Oriented District Specific Plan and its Mobility and 
Beautification component as follows: 

1. 3.3.3 Plazas and Parks/Open Space: In order to support the health and 
wellness of the larger community, additional public spaces and convenient 
urban recreation options will need to be provided within the Downtown area.  

• The City’s acquisition of the Area Y Park Site for City public park and open 
space development purposes would foster the health and wellness of its 
community members by creating additional public park availability in the 
City in accordance with the Mobility and Beautification component of the 
City’s Downtown Main Street Transit-Oriented District Specific Plan by 
producing more available public park space in the City’s Downtown Main 
Street Transit-Oriented District Specific Plan area. 

SECTION 4. In accordance with the requirements of the California Environmental 
Quality Act (CEQA) of 1970, and the CEQA Guidelines, as amended, the City’s 
acquisition of the Area Y Park Site for park and open space purposes is exempt from 
CEQA, pursuant to the CEQA Guidelines Section 15304 because the land sale and 
development of public park/open space will result in only minor alterations to land. The 
Area Y Park Site acquisition by the City is also exempt under CEQA Guidelines Section 
15325 as the transfer in ownership preserve land for City public park purposes. It is also 
exempt from CEQA because the public park development would be consistent with the 
2017 Downtown Specific Plan, pursuant to the CEQA Guidelines Section 15182(c). The 
future prospective development of housing on Area Y shall undergo separate 
environmental review. 

SECTION 5. The Secretary of the Planning Commission of the City of El Monte 
shall certify to the adoption of this Resolution and shall cause a copy of the same to be 
forwarded to the City Council for its consideration. 

   ________________________________ 
   Amy Wong, Chairperson 
 
 
ATTEST: 
 
 
 
_______________________________ 
Adrian Perez, Secretary 
El Monte City Planning Commission 
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STATE OF CALIFORNIA ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE ) 

 

I, Adrian Perez, 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. 3585 adopted by the Planning Commission of the City of El 
Monte, at a regular meeting by said Commission held on October 13, 2020, by 
the following votes to wit: 
 

AYES:   

NOES:  

ABSTAIN:  

ABSENT:  

 

   ________________________________ 
   Adrian Perez, Secretary 
   El Monte City Planning Commission 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 

RESOLUTION NO.3585 | 5 
 

EXHIBIT “A” 
 

 
 

 
 

 

 
PROJECT 

SITE 
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  RESOLUTION NO.  3586 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, FINDING THE PROPOSED SITE 
ACQUISITION OF A PORTION OF SO-CALLED “AREA Y” 
BY URBAN PACIFIC COMPANIES, OR ITS AFFILIATE, 
FROM THE CITY OF EL MONTE AS SUCCESSOR 
AGENCY TO THE FORMER EL MONTE COMMUNITY 
REDEVELOPMENT AGENCY TO BE IN CONFORMANCE 
WITH THE GENERAL PLAN AND CONSISTENT WITH 
THE CALIFORNIA ENVIRONMENTAL QUALITY ACT  

WHEREAS, pursuant to California Government Code Section 65402, before a 
local agency can dispose of real property for street, park or other public purposes, the 
legislative planning body shall determine if the proposed real property disposition 
conforms with the 2011 Vision El Monte General Plan (the “General Plan”) of the City of 
El Monte (the “City”); 

WHEREAS, the City as Successor Agency to the former El Monte Community 
Redevelopment Agency (the “Successor Agency”) owns certain raw land, approximately 
4.83 acre in size, (hereinafter, “Area Y”) pursuant to the Successor Agency’s Long-
Range Property Management Plan approved by the Oversight Board and the California 
Department of Finance;   

WHEREAS, on May 21, 2018, the City released a Request for Proposals (“RFP”) 
for the development of Area Y (the “Area Y Housing Site”), including an approximate 
3.83 acre portion that would be consistent with the Downtown Transit-Oriented District 
Specific Plan and synergistic with surrounding uses, including Santa Fe Trail Plaza, 
Downtown Main Street, and the El Monte Metrolink Station;  

WHEREAS, On March 19, 2019, the City Council and Successor Agency 
approved the terms of an Exclusive Negotiation Agreement (“ENA”) with UTH Holdings 
I, LLC, a subsidiary of Urban Pacific Companies (hereinafter, Urban Pacific Companies, 
or its affiliate, shall be referred to as “Developer”), which contemplates the disposition of 
Area Y Housing Site from the Successor Agency to the Developer, at fair market value, 
for the development of 85 units of attached, for-sale townhomes and multi-generational 
workforce housing rental units (the “Project”);  

WHEREAS, December 17, 2019, the City Council and Successor Agency 
approved the First Amendment to the ENA, which afforded additional time for the 
parties to negotiate potential terms and conditions of a future purchase and sale 
agreement to facilitate the development of the Project and the disposition of the Area Y 
Housing Site, at fair market value;  

WHEREAS, the Area Y Housing Site is described in further detail in Exhibit “A”; 
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WHEREAS, the City seeks to acquire an approximate one-acre portion of Area Y 
for park and open space purposes, which will be separately considered by the Planning 
Commission and City Council;  

WHEREAS, relevant entitlements and approvals pertinent to the development of 
the Area Y Housing Site would undergo further review by the Planning Commission;  

WHEREAS, should the Planning Commission approve this proposed Resolution, 
the Successor Agency would subsequently consider and take action on a proposed 
Purchase and Sale Agreement for the proposed sale of the Area Y Housing Site from 
the Successor Agency to the Developer;  

WHEREAS, the Los Angeles County Oversight Board to the Successor Agency 
would be necessary for approval of all terms and conditions of the sale of the Area Y 
Housing Site at fair market value; and 

WHEREAS, authorization and acceptance of the proposed disposition of the 
Area Y Housing Site by the California Department of Finance would be also necessary. 

 NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF EL 
MONTE, CALIFORNIA DOES HEREBY FIND, DETERMINE AND RESOLVE AS 
FOLLOWS:   

SECTION 1. The facts set forth in the recitals above are true and correct and 
incorporated herein by reference. 

SECTION 2. The City Council finds that the Successor Agency’s disposition of 
the Area Y Housing Site the development of the Project is in conformance with the 
General Plan Land Use Element and Housing Element as follows: 

1. Policy LU (Land Use) 5.3 – Housing: Facilitate development of mixed/multiuse 
housing, including transit-oriented development that provides housing options for 
persons of all ages and income levels that enhances the customer base for 
downtown business and activities. 

2. Housing Element Implementation Plan: Sets forth a variety of specific 
programs to achieve the General Plan vision and the housing goals and policies 
in the Housing Element. These programs are described below.   

Downtown Specific Plan: 

El Monte’s Downtown encompasses 200 acres, bordered by the Rio Hondo 
River, Interstate 10, and Ramona Boulevard. The Downtown Core contains key 
activity centers that serve civic/governmental, business, transportation, 
recreational, and residential uses. The Downtown vision is as a mixed-income, 
multiuse, and vibrant center of El Monte, with additional housing, retail, office, 
parks, and cultural facilities. In order to plan for this area in a comprehensive 
manner, a Downtown Specific Plan will be created that provides for an 
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appropriate balance of land uses, including housing, and strengthens connection 
to the Emerald Necklace of parks and trails as well. 

Furthermore, the Successor Agency’s disposition of the Area Y Housing Site for 
residential development is in conformance with the City’s Downtown Main Street 
Transit-Oriented District Specific Plan as follows: 

3. Station Sub-Area: The Station Sub-Area embodies the transit-oriented elements 
of the Specific Plan area. Broken into two areas, the Station Sub-Area includes 
the El Monte Metrolink Station and an adjacency to the El Monte Bus Station 
which serve as regional transit hubs for the City.  Both transit stops are within a 
comfortable 5-10 minute walking distance to Downtown restaurants, shops, and 
services. 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 stories will provide 
housing opportunities for transit users in close proximity to Downtown. To 
complement residential uses, small retail and visitor serving shops will provide an 
appropriate transition to the retail establishments of Main Street. 

Station Sub-Area Character: The Station Sub-Area is divided into two areas 
within Downtown El Monte that are located near or adjacent to transit facilities 
and are intended to be redeveloped with transit-oriented development. The 
northern-most portion is located adjacent to a Metrolink Station. This northern 
area includes the opportunity to provide a dynamic mix of 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 Successor Agency’s disposition of the Area Y Housing Site adjacent to the 
Metrolink Station for residential development is consistent with the Land Use Element 
and Housing Element as the development would provide new, market-rate, for-sale and 
workforce moderate-level rental housing at an in-fill site, which is a key revitalization tool 
to recharge the City’s household base with new households bringing long-term 
commitments to the City. Adding new housing is the primary tool for increasing retail 
sales and economic development in the City.   

New, owner-occupied residences, sited immediately adjacent to Santa Fe Trail Plaza 
and across the street from Main Street, will assist in creating new pedestrian-oriented 
shopping traffic to El Monte’s existing supply of retail. Existing retail spaces achieve 
new boosts in sales from the infusion of residents.  

Area Y Housing Site is characterized by a number of site strengths that are excellent for 
residential development as the site has the following positive features: 

• Within easy walking distance to the El Monte Metro train station stop. 
• Located immediately east of Santa Fe Trail Plaza neighborhood shopping center, 

with convenient pedestrian-friendly access for any new households. 
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• Near excellent urban lifestyle amenities at Santa Fe Trail Plaza, including an 
excellent grocer with fresh produce and wide array of prepared meals; pet 
supplies; coffee; services; quality casual meals and snacks; and discount/value 
apparel and home decorative items. 

• Close to the City’s “Downtown Core”, which already has an established, mixed-
use and live-work theme along Valley Boulevard. 
 
 
SECTION 3. In accordance with the requirements of the California Environmental 

Quality Act (CEQA) of 1970, and the CEQA Guidelines, as amended, the City’s 
disposition of the Area Y Housing Site for residential development is exempt is exempt 
from CEQA from the California Environmental Quality Act (CEQA) because the 
proposed Project would implement the City of El Monte Downtown Specific Plan 
adopted by the City Council, pursuant to the State CEQA Guidelines Section 15182(c).  

SECTION 4. The Secretary of the Planning Commission of the City of El Monte 
shall certify to the adoption of this Resolution and shall cause a copy of the same to be 
forwarded to the City Council for its consideration. 

   ________________________________ 
   Amy Wong, Chairperson 
 
 
ATTEST: 
 
 
 
_______________________________ 
Adrian Perez, Secretary 
El Monte City Planning Commission 
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STATE OF CALIFORNIA ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE ) 

 
I, Adrian Perez, 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. 3586 adopted by the Planning Commission of the City of El 
Monte, at a regular meeting by said Commission held on October 13, 2020, by 
the following votes to wit: 
 

AYES:   

NOES:  

ABSTAIN:  

ABSENT:  

 

   ________________________________ 
   Adrian Perez, Secretary 
   El Monte City Planning Commission 
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EXHIBIT “A” 
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 STAFF REPORT                 OCTOBER 13, 2020 

 

TO:     CITY PLANNING COMMISSION 
 
FROM:   BETTY DONAVANIK 

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

 
BY:    SANDRA ELIAS 

ASSISTANT PLANNER 
 
SUBJECT:   CONDITIONAL USE PERMIT NO. 32-19 
 
LOCATION:   2929 DURFEE AVENUE 
 
APPLICANT:  ROUND TRIP TRANSPORTATION 
    1021 PUENTE AVENUE  
    SAN DIMAS, CA 91773 
 
PROPERTY OWNER: EDEN TOP LLC 
    43 W LA SIERRA DRIVE 
    ARCADIA, CA  91007 
 
ENVIRONMENTAL  ARTICLE 19 CATEGORICAL EXEMPTIONS – SECTION 
DETERMINATION:  15301 (CLASS 1 - EXISTING FACILITIES) IN 

ACCORDANCE WITH THE REQUIREMENTS OF THE 
CALIFORNIA ENVIRONMENTAL QUALITY ACT OF 1970 
AND THE CEQA GUIDELINES, AS AMENDED 

  
RECOMMENDATION: ADOPT A CATEOGORICAL EXEMPTION UNDER 

SECTION 15301 (CLASS 1 - EXISTING FACILITIES) AND 
APPROVE CONDITIONAL USE PERMIT NO. 32-19 
SUBJECT TO CONDITIONS 

 
PROJECT DESCRIPTION: 
 

The applicant has requested approval of Conditional Use Permit (CUP) No. 32-19 to 
allow the legalization of an existing overflow parking area at 2929 Durfee Avenue 
associated with the operation of an existing passenger transportation services company 
located at 2140 Durfee Avenue operating with previously approved CUP 09-08, City 
Council Resolution No. 9955.  The subject site is 51,000 square feet in size and is 
located within the M-1 (Light-Manufacturing) zone.  The request is made pursuant to 
Chapter 17.24.040 (58) of the El Monte Municipal Code (EMMC).  
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SUBJECT PROPERTY:  
 

Location: South of Valley Boulevard and north of Magnolia Street 

General Plan: Industrial/Business Park  

Zone: M-1 (Light Manufacturing) 

Street Frontage: 170 feet 

Property size: 51,000 SF 

Existing Improvements: Building 1 (2929):  1,465 SF, Building 2 (2923):  820 SF, 
Building 3 (2925):  3,270 SF, & Building 4 (2927):  730 SF 

 
SURROUNDING PROPERTIES:  
 

  General Plan: Zoning: Land Use: 

North: Medium Density 
Residential 

R-3 Single-Family Residential 

East: Industrial/Business Park M-1 Retail/Wholesale 

South: Industrial/Business Park M-1 Food Manufacturing 

West: Medium Density 
Residential 

R-3 Single Family Residential 

 
ZONING & AERIAL: PHOTO: 

 
 
 
 

N 

M-1 

M-1 

R-3 

R-1B 

C-4 

C-3 

C-3 

Subject Property 

N 

Subject Property 
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Exhibit 1: Site Plan 
 

 
 
 
Exhibit 2: Floor Plans 
 

  
 

N 

Bldg. 1 
2929 DURFEE 

1,465 SF 

Bldg. 2 
2923 DURFEE 

820 SF 

Bldg. 3 
2925 DURFEE 

3,270 SF 

Bldg. 4 
2927 DURFEE 

730 SF 

N 

Building 1 

B
u

il
d

in
g

 2
 

Building 3 

B
u

il
d

in
g

 4
 

300.00’ 



Conditional Use Permit No.32-19 
2929 Durfee Avenue 

Page 4 

 

BACKGROUND: 
 

The site is currently improved with four (4) individual tenant buildings located on an 
approximate 51,000 square foot parcel. Each of the four (4) tenant buildings is currently 
vacant. Building 1 is 1,465 SF, Building 2 is 820 SF, Building 3 is 3,270 SF, and 
Building 4 is 730 SF.  A total of 46 parking spaces are included:  43 transportation van 
stalls and three (3) standard parking stalls (including one (1) accessible parking space). 
The proposed use includes the request to utilize the existing 43 parking spaces that 
accommodate each of the transportation vans in conjunction with the operation of 
passenger transportation services located at 2140 Durfee Avenue under CUP 09-08, 
City Council Resolution No. 9955.   The existing structures located at the subject site 
will not be utilized by the applicant and will remain vacant throughout the duration of the 
occupancy of the site.  The site located at 2140 Durfee Avenue serves as the central 
dispatch center/office with a capacity of 30 transportation vans that have pre-scheduled 
routes.  Furthermore, the proposed request at 2929 Durfee will only serve as overflow 
parking to accommodate the transportation vans.  Additionally, this will allow for the 
applicant’s employees to have access to off-street parking.    
 
Business Operations 
Roundtrip Transportation provides transportation services exclusively for individuals 
with developmental disabilities from their homes to the nonprofit regional centers and 
back.  Regional Centers offer and coordinate services that support individuals with 
disabilities and their families through a partnership with the California Department of 
Developmental Services.  The nearest regional centers are located in Los Angeles, 
Alhambra, and Pomona.  The San Gabriel/Pomona Regional Center, located in 
Pomona, serves the residents of El Monte and surrounding cities.  Roundtrip also offers 
transportation services to other nearby locations.   
 
Roundtrip Transportation services provide a community benefit to the City and the 
immediate vicinity with approximately 1,200 clients prior to COVID-19.  In compliance 
with the Department of Developmental Services (DDS), the number of clients may be 
significantly impacted to meet DDS and applicable state and county requirements to 
ensure the safety of clients during and after the pandemic.  The transportation vans 
have a maximum passenger capacity of 14 seats; however, the number of passengers 
per van may be adjusted to comply with all applicable health and safety requirements.  
The configuration of the vans can vary depending on the wheelchair or gurney needs of 
individuals.  Hours of operation are Monday through Friday from 6:00 a.m. to 9:00 p.m.  
 
Site Circulation & Parking 
The subject property is accessed from a one-way circular driveway (within the front 
setback) with dual entry lanes at the eastern-most portion of the property’s frontage and 
dual exit lanes at the western-most portion along Durfee Avenue.  Durfee Avenue is 
considered to be a “Secondary Arterial Roadway”. There are a total of 43 parking 
spaces located behind the main building (Building No. 3) which is accessed from two (2) 
drive-aisles at either side of the main building.  The parking spaces will serve as 
overflow parking for the transportation vans.  Additionally, drivers reporting for their 
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scheduled route will park their personal vehicle in the designated transportation van 
parking spaces. 
 
Security Plan  
The existing external surveillance camera system is located along the rear of the 
property and attached to each of the buildings throughout the site to allow for 24-hour 
monitoring of the site.  Additionally, one (1) private security guard will be present four (4) 
times per week between 10:30 p.m. and 4:00 a.m.  A condition has been included to 
require that the applicant work with the El Monte Police Department and the Planning 
Division to ensure that the existing surveillance system is adequate and meets the 
standards of the El Monte Police Department. 
 
 
PROJECT ANALYSIS: 
 
2011 General Plan Consistency  
The 2011 El Monte General Plan Land Use Element designates the subject property as 
“Industrial Business Park” and recommends uses that encourage a mix of sustainable 
manufacturing, processing, office, warehousing, and distribution uses that generate 
employment, minimize traffic, and are compatible with residential neighborhoods. 
Therefore, the proposed request to allow overflow parking in conjunction with the 
operation of an existing transportation services company is consistent with the General 
Plan in that it will provide additional services that provide a benefit for the community 
and region.  The existing zoning designation, M-1 (Light Manufacturing) allows up to 1.0 
FAR. 
 
Zoning Code Consistency 
The site is zoned M-1 (Light Manufacturing).  Per Section 17.24.040 (58) of the EMMC, 
Conditionally Permitted Uses in Specified Zones, the proposed request to allow 
overflow parking associated with a passenger transportation services company is 
eligible for approval upon the receipt of a Conditional Use Permit.   
 
Staff included conditions of approval that will bring the site into compliance with the El 
Monte Municipal Code.  The applicant has made improvements to the site such as 
removal of security bars that were attached to the exterior of the structures, applied 
exterior paint to the structures, rehabilitated landscaping within existing planters, and 
replaced the site’s fencing/gates to improve screening of the rear parking lot.  
Furthermore, the EMMC requires additional landscaping to be included at the site.  
Therefore, the Applicant is conditioned to provide landscape and irrigation plans for 
Planning Division review and approval prior to the issuance of the Business Occupancy 
Permit (BOP).   
vd1 
Conditions of Approval 
The following Conditions of Approval are recommended in the draft resolution with the 
purpose of enhancing the aesthetics of the property: 
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 Provide a minimum of seven (7) 24”-box shade trees per Section 17.10.030 
along frontage. 

 Remove the existing business sign within the front setback which no longer 
identifies an ongoing business, product, or service available on the property 
pursuant to Section 17.12.120(A);  

 Remove the barbed wire attached to the block wall along the northwesterly 
property line abutting residential uses pursuant to Section 17.06.120(D); and 

 The paved area along frontage is to be resurfaced in accordance with Section 
17.08.030(C).  

 
 

ENVIRONMENTAL REVIEW: 
 

Staff has conducted the appropriate environmental analysis in compliance with the 
requirements of the California Environmental Quality Act (CEQA) and based on that 
assessment, staff has determined that the proposed project to allow overflow parking is 
Categorically Exempt under Article 19, Section 15301 (Class 1 - Existing Facilities) of 
the CEQA Guidelines.  Therefore, no further environmental assessment is necessary. 
 
 
CITY REVIEW PROCESS: 
 
Staff and other City Departments and Divisions have reviewed the project through the 
City’s internal review process. This review process enables the various City 
Departments and Divisions (i.e. Planning, Building, Public Works/Engineering, Police 
and Fire) to review development proposals for conformity with the provisions 
established in the City’s Municipal Code. Additionally, the review process ensures that 
each development proposal is designed to be compatible with neighboring properties. In 
turn, the quality and economic health of local residential, commercial and industrial 
districts are maintained. The concerns and/or conditions of all reviewing parties are 
included in the recommended conditions of approval.  
 
 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL: 
 
In order to approve the project, the Planning Commission is required to make certain 
findings. Sections 6 of the draft resolution contain the recommended findings and 
Section 7 contains of approval for the Planning Commission’s consideration.  
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RECOMMENDATION:  
 
Staff recommends that the Planning Commission evaluate the proposal and consider 
the following actions: 
 

1. Adopt a Categorical Exemption under Section 15301 (Class 1-Existing Facilities) 
pursuant to the California Environmental Quality Act and Guidelines, as 
amended; and 
 

2. Approve the Conditional Use Permit No. 32-19 subject to the recommended 
Conditions of Approval contained in Section 7 of the attached Resolution or any 
other Conditions that the Planning Commission may wish to impose.  

 
 
ATTACHMENTS: 
 

A. Resolution No. 3583 
B. Project Plans 
C. Public Hearing Notice, Radius Map, & Photo of Public Notice Posting 
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RESOLUTION NO. 3583 
 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES, 
STATE OF CALIFORNIA, APPROVING CONDITIONAL 
USE PERMIT NO. 32-19 AND ADOPTING A 
CATEGORICAL EXEMPTION TO ALLOW THE 
LEGALIZATION OF EXISTING OVERFLOW PARKING 
LOCATED AT 2929 DURFEE AVENUE, EL MONTE, 
CALIFORNIA (ASSOCIATED WITH A PREVIOUSLY 
APPROVED (CUP 09-08, CITY COUNCIL RESOLUTION 
NO. 9955) PASSENGER TRANSPORTATION SERVICES 
COMPANY OPERATING AT 2140 DURFEE AVENUE). 
  
The Planning Commission of the City of El Monte, County of Los Angeles, 

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

SECTION 1 – PROJECT DESCRIPTION.  On November 19, 2019, Round 

Trip Transportation, 1021 Puente Avenue, San Dimas, CA 91773, filed an application 

for Conditional Use Permit (CUP) No. 32-19 requesting to allow the legalization of 

existing overflow parking at 2929 Durfee Avenue.  The proposed use is associated with 

the operation of an existing passenger transporation services company at 2140 Durfee 

Avenue operating with previously approved CUP 09-08, City Council Resolution No. 

9955. 

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

requirements of Section 17.24.040(58) of the El Monte Municipal Code (EMMC).  The 

property is located at 2929 Durfee Avenue, El Monte, California, and described as 

follows, to-wit: 

APN: 8106-010-015 

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

held to consider Conditional Use Permit No. 32-19 and a Categorical Exemption before 
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this Planning Commission on October 13, 2020, at which time, all interested persons 

were given full opportunity to be heard and present evidence. 

SECTION 3 - ZONING. The property is located south of Valley 

Boulevard, north of Magnolia Street and is zoned M-1(Light-Manufacturing).  The 

property is currently developed with four (4) individual tenant spaces within an 

approximate 51,000 square foot parcel.  The zoning and land uses for the adjacent 

properties are as follows: 

North: R-3; Single Family Residential 
East: M-1; Retail/Wholesale 
South:  M-1; Manufacturing  
West: R-3; Single Family Residential 

 
   SECTION 4 - ENVIRONMENTAL.  In accordance with the criteria and 

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

CEQA Guidelines as amended, staff has conducted the appropriate environmental 

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

Categorically Exempt by Article 19 Section 15301 (Class 1 – Existing Facilities) in 

accordance with the requirements of the State CEQA Guidelines. No expansion of the 

tenant space is proposed.  No further environmental assessment is required. 

    SECTION 5 – GENERAL PLAN.  The property has a General Plan 

designation of Industrial Business Park.  The request to allow the legalization of existing 

overflow parking (associated with an existing passenger transportation services 

company at 2140 Durfee Avneue (CUP 09-08 City Council Resolution No. 9955)) with a 

Conditional Use Permit and adoption of a Categorical Exemption is consistent with the 

goals of the EMMC and the 2011 El Monte General Plan. 

   SECTION 6 – CONDITIONAL USE PERMIT FINDINGS. All necessary 

findings for the granting of Conditional Use Permit No. 32-19, to legalize existing 



RESOLUTION NO. 3583 3 

overflow parking associated with an existing transporation services company, pursuant 

to Section 17.24.040(58) of the EMMC can be made in a positive manner and are as 

follows: 

A. The granting of such Conditional Use Permit will not be detrimental to the public 
health or welfare or be injurious to the property or to improvements in such zone or 
vicinity. 

 
Finding of Fact: 
The proposed use is consistent with the M-1 (Light-Manufacturing) zone requirements 
and the surrounding area/uses. The vicinity remains to be a mixture of manufacturing, 
wholesale, and residential uses. Therefore, the passenger transportation services 
business is not incompatible with the surrounding uses. The hours of operation are 
limited to weekdays during normal business hours which will ensure that the use does 
not negatively impact the surrounding sensitive uses.  Furthermore, Round Trip 
Transportation serves individuals with developmental disabilities in the area and 
provides a benefit for the welfare of persons with disabilities within the vicinity.  Many of 
the individuals that procure Round Trip Transportation services are not able bodied and 
require access to wheelchair or gurney ready transportation services that the business 
readily provides. 
 
B. The use applied for at the location is properly one for which a Conditional Use 

Permit is authorized. 
 
Finding of Fact: 
Pursuant to Section 17.24.040(58) of the EMMC, the proposed legalization of overflow 
parking associated with an existing passenger transportation services company is 
permitted with the approval of a Conditional Use Permit.  The conditions of approval will 
assure proper day-to-day functions at the site.  Furthermore, the proposed use is 
compatible with other surrounding uses on Durfee Avenue as there is a mixture of 
manufacturing, wholesale, and residential uses within the vicinity. 
 
C. The site for the proposed use is adequate in size and shape to accommodate said 

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

 
Finding of Fact: 
The site is adequate in size and shape to accommodate the proposed use. The subject 
site will be utilized as overflow parking for an existing passenger transportation services 
company located at 2140 Durfee Avenue operating with a previously approved CUP.  
The subject site includes 43 transporation van stalls and three (3) standard parking 
stalls (including one (1) accessible parking space).  The proposed use includes the 
request to utilitze the 43 parking spaces to accommodate the business’ transportation 
vans.  The existing structures at the site will not be utlitized by the transportation 
company.  The site located at 2140 Durfee Avenue serves as the central dispatch 
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center/office with a capacity for 30 transportation vans. Furthermore, as part of the 
approval, the site will be required to update their landscaping areas to provide 
enhanced aesthetics that is consistent with the EMMC.  The site has adequate access, 
lighting, public visibility, and an efficient internal circulation system and the project 
improvements are consistent with the intent of the applicable development standards of 
the EMMC.  
 
D. The site abuts streets and highways adequate in width and pavement type to carry 

the kind of traffic generated by the proposed use. 
 
Finding of Fact: 
The subject property is accessed from a one-way circular driveway (within the front 
setback) with dual entry lanes at the eastern-most portion of the property’s frontage and 
dual exit lanes at the western-most portion along Durfee Avenue.  Durfee Avenue is 
considered to be a “Secondary Arterial Roadway” and meets the standard design 
requirements for its classification.  The business type provides transporation services to 
individuals with developmental disabilities via pre-scheduled routes which assists to 
appropriately schedule outgoing and incoming traffic.  Additionally, the site and abutting 
streets can adequately accommodate the volume of traffic generated by the subject site.   
 
E. The granting of such Conditional Use Permit will not adversely affect the purpose, 

goals, and policies of the El Monte General Plan of 2011. 
 
Finding of Fact: 
The property has a General Plan designation of “Industrial Business Park.”  The 2011 El 
Monte General Plan Land Use Element for the General Commercial designation 
recommends uses that encourage a mix of sustainable manufacturing, processing, 
office, warehousing, and distribution uses that generate employment, minimize traffic, 
and are compatible with residential neighborhoods.  Therefore, the proposed request to 
legalize an existing overflow parking area in conjuction with the operation of an existing 
transporation services company is consistent with the General Plan in that it will provide 
additional services that contribute to the benefit of the community and region.   
 

SECTION 7 –CONDITIONS OF APPROVAL. The Planning Commission 

does hereby approve Conditional Use Permit No. 32-19 and the adoption of a 

Categorical Exemption for this project in accordance with the California Environmental 

Quality Act (CEQA) of 1970 and the CEQA Guidelines, as amended, subject to the 

following conditions: 

General 
 
1. The approval is for Conditional Use Permit No. 32-19 to legalize an existing overflow 

parking area at 2929 Durfee (associated with an existing passenger transportation 
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services company located at 2140 Durfee Avenue, previously approved CUP 09-08 
and City Council Resolution No. 9955 . 

 
2. The project shall substantially conform to Conditional Use Permit No. 32-19, the 

development plans (site, floor, elevation, landscape, signs, lighting, etc.) on file with 
the City Planning Division and as presented to the Planning Commission. 
 

3. Adherence to the conditions contained herein shall be demonstrated at all times.  A 
failure to comply may be cause for a review by the Planning Commission for 
potential revocation of the use permit approved herein pursuant to EMMC Section 
17.24.100 (Revocation).  Any complaints regarding issues with operations, pollution, 
noise, etc. may be subject to the Planning Commission for further review and 
approval.  

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

Community & Economic Development Director or her/his designee prior to final 
inspection, and prior to the issuance of the Business Occupancy Permit (BOP). 

 
5. All Planning Division, Building Division, Code Enforcement Division, Engineering 

Division, and Los Angeles County Fire Department standards and conditions shall 
be complied with prior to the issuance of  the Business Occupancy Permit (BOP). 

 

6. All City and LA County Fire Department standards and conditions shall be 
implemented prior to final inspection and prior to issuance of the Business 
Occupancy Permit (BOP). 

 
Legal 

 
7. By acceptance of the approval of the project by the City, the applicant shall defend, 

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

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. 

 
Operations & Maintenance 

 
9. Subject to review and applicability by the Community & Economic Development 

Director, Public Works Director, and the City Attorney and to ensure ongoing 
compliance with the conditions of approval set forth under this resolution and to 
ensure that the property and all improvements located thereupon are properly 
maintained, the applicant (and the owner of the property upon which the authorized 
use and/or authorized improvements are located if different from the applicant) shall 
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execute a maintenance agreement prior to the issuance of occupancy permits with 
the City of El Monte which shall be recorded against the property and which shall be 
in a form reasonably satisfactory to the City Attorney. The maintenance agreement 
shall contain covenants, conditions and restrictions relating to the following: 

 
a. Compliance with ongoing operational conditions, requirements and 

restrictions, as applicable (including but not limited to hours of operation, 
security requirements, the proper storage and disposal of trash and debris, 
and/or restrictions on certain uses, including uses determined by the Planning 
Commission (or the City Council upon appeal) to be incompatible or 
inconsistent with any authorized uses; compliance with applicable State 
and/or federal statutes and regulations, including but not limited to 
compliance with statutes and regulations regarding the appropriate operating 
guidelines for certain equipment (e.g., emissions standards, radio frequency 
emissions standards etc.); 

b. Ongoing compliance with approved design and construction parameters, 
signage parameters and restrictions as well as landscape designs, as 
applicable; 

c. Ongoing maintenance, repair and upkeep of the property and all 
improvements located thereupon  (including but not limited to controls on the 
proliferation of trash and debris about the property; the proper and timely 
removal of graffiti; the timely maintenance, repair and upkeep of damaged, 
vandalized and/or weathered buildings, structures and/or improvements; the 
timely maintenance, repair and upkeep of exterior paint, parking striping, 
lighting and irrigation fixtures, walls and fencing, publicly accessible 
bathrooms and bathroom fixtures, landscaping and related landscape 
improvements and the like, as applicable);  

d. If the applicant and the owner of the property are different (e.g., if the 
applicant is a tenant or licensee of the property or any portion thereof), both 
the applicant and the owner of the property shall be signatories to the 
maintenance agreement and both shall be jointly and severally liable for 
compliance with its terms. 

e. The maintenance agreement shall further provide that any party responsible 
for complying with its terms shall not assign its ownership interest in the 
property or any interest in any lease, sublease, license or sublicense, unless 
the prospective assignee agrees in writing to assume all of the duties and 
obligations and responsibilities set forth under the maintenance agreement.   

f. The maintenance agreement shall contain provisions relating to the 
enforcement of its conditions by the City and shall also contain provisions 
authorizing the City to recover costs and expenses which the City may incur 
arising out of any enforcement and/or remediation efforts which the City may 
undertake in order to cure any deficiency in maintenance, repair or upkeep or 
to enforce any restrictions or conditions upon the use of the property. The 
maintenance agreement shall further provide that any unreimbursed costs 
and/or expenses incurred by the City to cure a deficiency in maintenance or 
to enforce use restrictions shall become a lien upon the property in an amount 
equivalent to the actual costs and/or expense incurred by the City. 
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10. Graffiti shall be removed from any interior/exterior surfaces to the structures and 
improvements on the property within 24 hours following the application of the graffiti 
or within 24 hours of applicant receiving notice of such graffiti by the City. Graffiti 
shall either be removed or the evidence of such vandalism painted over with a paint 
that has been exactly color-matched to the surface to which it is applied. If a non-
painted surface, or where anti-graffiti coatings are used, graffiti may be removed with 
solvents or detergents, as appropriate. 
 

11. The applicant shall not sublease any portion of the space. 
 

12. All mechanical equipment including heating and airconditioning units, electronic 
equipment shall be screened from view and located in an area approved by the 
Planning Division. 

 
13. The outdoor storage of equipment, products, or inoperable vehicles, or similar items 

is prohibited at all times. 
 

14. All paved areas shall be resurfaced and in accordance with Section 17.08.030(C).  
Any future occupancy of the site will require parking stalls to be double striped per 
City specifications. 

 
15. One (1) additional accessible parking space shall be provided.  All handicap parking 

spaces shall be clearly marked and designated as such.  Additionally, the applicant 
shall comply with State Handicap Accessibility Regulations (e.g.- van parking, 
shortest route to accessible entrance, shortest pedestrian route to the closest 
pedestrian entrance, restrooms, ramps, handicap signs at each entry, path of travel, 
etc.) 

 

16. New uses and occupancy of tenant spaces shall demonstrate parking compliance 
and are subject to the review and approval of the Planning Division. 

 

17. The barbed wire attached to the block wall along the northwesterly property line shall 
be removed. 

 

18. All parking areas shall be provided with automatic exterior lighting at one footcandle 
for the entire surface area.  Lighting shall be designed, arranged and installed so as 
to direct rays onto the premises and away from adjacent structures.  Lighting fixtures 
shall be of an energy saving type. 

 

19. The wrought iron door located on building “2925” fronting Durfee Avenue shall be 
painted to match the existing wrought iron vehicular fencing. 

 

20. A masonry trash enclosure shall be constructed.  Garbage collection area shall be 
enclosed on at least three (3) vertical sides by a five (5) foot wall and a screen gate 
on fourth side per Section 17.58.020(G).  
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Landscaping 
 
21. A minimum of 1,292 SF shall be landscaped with a mixture of trees, shrubs, and 

ground cover.  Said landscaping shall be included within frontage of site.  All 
landscape planters shall be a minimum of 4’-0” wide per Section 17.10.030.   
 

22. Prior to the issuance of a certificate of occupancy permit, the applicant shall provide 
a minimum of seven (7) 24” box shade trees per Section 17.10.030 of the EMMC 
and shall be planted on the site along frontage.  The trees shall be provided with 
permanent irrigation.  Plans illustrating the location of the required trees and 
irrigation shall be subject to the review and approval of the Planning Divison.   

 
23. Landscape and irrigation plans, in compliance to Chapters 17.10 & 17.11 of the 

EMMC, shall be submitted to the Planning Division for review and approval and are 
subject to a landscape plan review fee. 

 
Signage 

 
24. The existing pole sign shall be removed pursuant to Section 17.12.120(A). 

 
25. Banners are prohibited at all times with an exception that banners are in compliance 

with the El Monte Sign Ordinance may be installed upon approval of a Temporary 
Sign Permit by the Planning Division.  Attachment of non-city approved signs, 
banners, product signs, or advertisements any to light poles/standards on/off-site is 
prohibited at all times. 

 
Police Department Conditions 
 
26. The applicant shall work with the El Monte Police Department and Planning Division 

to ensure that the existing surveillance system is adequate and meets the standards 
of the El Monte Police department. 
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SECTION 8 -   The Secretary of the City 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: 
 
 
_______________________________ 
Adrian Perez, Secretary 
El Monte City Planning Commission 
 
STATE OF CALIFORNIA) 
COUNTY OF LOS ANGELES) SS: 
CITY OF EL MONTE) 
 

 
I, Adrian Perez, 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. 3583 adopted by the Planning Commission of the City of El Monte, at a regular 

meeting by said Commission held on October 13, 2020, by the following votes to wit: 

 
 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
   ________________________________ 
   Adrian Perez, Secretary 
   El Monte City Planning Commission 







CITY OF EL MONTE PLANNING COMMISSION 
NOTICE OF PUBLIC HEARING 

 
Hablamos Español favor de hablar con 

Jeni Colon (626) 580-2088 
  

 
TO: 

 
All Interested Parties 

 
FROM: 

 
City of El Monte Planning Division 
 

PROPERTY  
LOCATION: 

2929 Durfee Avenue / APN No. 8106-010-015 
 

 
APPLICATION: 

 
Conditional Use Permit No. 32-19  

 
REQUEST: 

 
A Conditional Use Permit is requested to allow overflow parking at 2929 Durfee 
Avenue in conjunction with the operation of a passenger transportation services 
company located at 2140 Durfee Avenue.  The subject site is 51,000 square feet in 
size and is located within the M-1(Light Manufacturing) zone.  The request is made 
pursuant to Section 17.24.040 (58) of the El Monte Municipal Code (EMMC). 
 

PROPERTY OWNER: Eden Top LLC 
43 W. La Sierra Drive 
Arcadia, CA  91077 
 

APPLICANT: Round Trip Transportation 
1021 Puente Avenue 
San Dimas, CA  91773 
 

ENVIRONMENTAL 
DOCUMENTATION: 
 
 
 
PLACE OF HEARING: 

Article 19.  Categorical Exemptions – Class 1, Section 15301 (Existing Facilities) in 
accordance with the requirements of the California Environmental Quality Act 
(CEQA) of 1970 and the CEQA Guidelines, as amended. 
 
The Planning Commission will hold a public hearing to receive testimony, orally 
and in writing, on the proposed project.  The public hearing is scheduled as 
follows: 
 
Date:  Tuesday, October 13, 2020  
Time:  7:00 p.m. 
Place: El Monte City Hall East – Council Chambers 
           11333 Valley Boulevard, El Monte, California 
 

Members of the public wishing to observe/participate may do so in one of the following ways: 
 
(1) Turn your TV to Channel 3. 
(2) City’s website at http://www.elmonteca.gov/378/Council-Meeting-Videos. 
(3) Call-in Conference Line at (669) 900-9128; Meeting ID 965 1792 8992, then press #, press # again when 
prompted for participant ID. 
 

Attendance of this meeting can only be done remotely. 
 

Members of the public wishing to provide questions/comments  during the meeting by doing the following: 
 
(1) Call-in Conference Line at (669) 900-9128; Meeting ID 965 1792 8992, then press #, press # again when 
prompted for participant ID.  Once admitted into the meeting, press *9 to request to speak. 
(2) E-mail – All interested parties can submit questions/comments in advance to the Planning Division’s 
general e-mail address: planning@elmonteca.gov. All questions/comments must be received by the Planning 
Division no later than 3:00 pm on October 13, 2020. 
 

 
(Continued on the next page) 



The staff report on this matter will be available on or about October 8, 2020 on the City of El Monte website, 
which may be accessed at https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2 or by e-
mailing selias@elmonteca.gov. 
 
Americans With Disabilities Act 
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the 
federal rules and regulations adopted in implementation thereof, the Agenda will be made available in 
appropriate alternative formats to persons with a disability. Should you need special assistance to participate 
in this meeting, please contact the City Clerk’s Office by calling (626) 580-2016. Notification 48 hours prior to 
the meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting. 
 
Persons wishing to comment on the environmental documentation or proposed application may do so orally or 
in writing at the public hearing or in writing prior to the meeting date.  Written comments shall be sent to 
Sandra Elias; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731 or at 
selias@elmonteca.gov.  If you challenge the decision of the City Planning Commission, in court, you may be 
limited to raising only those issues you or someone else raised at the public hearing described in this notice, 
or in written correspondence delivered to the City Planning Commission at, or prior to, the public hearing.  For 
further information regarding this application please contact Sandra Elias at (626) 258-8621. Monday through 
Thursday, except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m. 
 
Published and 
Mailed On: 

Thursday, October 1, 2020 
 

City of El Monte Planning Commission 
Adrian Perez, Planning Commission Secretary 

 
  

mailto:selias@elmonteca.gov




 

 

2929 Durfee Avenue – Public Notice Site Posting 
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