
 

    PLANNING COMMISSION AGENDA  
 

CITY OF EL MONTE PLANNING COMMISSION 

 
TUESDAY, JANUARY 13, 2026 

 

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

11333 VALLEY BOULEVARD 

 
This meeting shall be conducted in compliance with the procedures of 
Government Code section 54953 as most recently amended by AB 
2449 which took effect January 1, 2023. As amended by AB 2449, 
Government Code section 54953(f) allows less than a quorum of the 
Planning Commission to participate remotely at any given meeting of 
the Planning Commission where the remote participant(s) have a 
statutorily defined “just cause” reason or “emergency” reason for 
participating remotely. When a member of the Planning Commission 
participates remotely pursuant to Government Code section 54953(f), 
the location from which the Planning Commission member is 
participating remotely does not need to be identified on the agenda 
and does not need to be open to members of the public. Because 
Government Code section 54953(f) allows Planning Commission 
members to notify the City of their need to participate remotely as late 
as the start of the meeting, the Planning Commission will prepare for 
all meetings with the assumption that some number of its members 
(less than a quorum) might need to participate remotely pursuant to 
Government Code section 54953(f). All such meetings will be 
conducted in compliance with the requirements of Government Code 
section 54953(f)(1).  
 
Per Government Code section 54953(f)(2)(B), any Planning 
Commission member who participates remotely per Government 
Code section 54953(f) “shall publicly disclose at the meeting 
before any action is taken, whether any other individuals 18 years 
of age or older are present in the room at the remote location with 
the member, and the general nature of the member’s relationship 
with any such individuals” 

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

 
(1)  City’s website at https://www.ci.el-monte.ca.us/378/Council-
Meeting-Videos ; or 
(2) In person. 
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Members of the public wishing to make public comment may do so in one of the following 
ways:  
 
(1) By directly addressing the Planning Commission in person at the time(s) allotted on the agenda 
for such comment.  Persons wishing to address the Planning Commission  in person are asked to 
fill out a speaker card providing their name and indicating whether they wish to address the Planning 
Commission on an item(s) of business appearing under (i) the Public Hearing portion of the agenda; 
(ii) any item of business appearing under any other portion of the agenda; and/or (iii) a non-
agendized matter that is within the subject matter jurisdiction of the Planning Commission.  Speaker 
cards should be submitted to City Staff prior to the Planning Commission’s approval of the agenda, 
if possible; or 
 
(2) Email or Telephone – All interested parties can submit comments in advance to the Planning 
Division’s general email at planning@elmonteca.gov or by calling the City’s telephone line: (626) 
258-8626.  All comments must be received by the Planning Division no later than 3:00 pm on January 
13, 2026. 
 
Instruction regarding accommodation under the Americans with Disabilities Act can be found 
on the last page of this Agenda. 

 

OPENING OF MEETING 

 

 1. Call Meeting to Order 
 
 2. Flag Salute 
 
 3. Roll Call 
 
 4. Approval of Agenda 
 
 5. Commission Disclosures 
 
 6. Public Comments 
  

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 & address for the record. 
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CONSENT CALENDAR 

 

7. Approval of Planning Commission (PC) Minutes 
 December 9, 2025 
 
7.1. Approval of Zoning Review Committee (ZRC) Minutes 
 December 9, 2025 
  

PUBLIC HEARING  

 

8. Conditional Use Permit (CUP) No. 22-2025 & Director Level Zoning Clearance (DLZC) 
No. 8-2025  

  
 Address/Location: 4455 Rowland Avenue / APN: 8577-001-034 

 
Request: The applicant is requesting to establish a banquet hall use within an existing 
5,255 square foot tenant space within an existing ±22,258 SF multi-tenant commercial 
building. Additionally, a Director Level Zoning Clearance is requested to allow for shared 
parking on the same property to meet parking requirements. The subject property is 
approximately ±86,702 square feet in size and is located in the M-2 (General Manufacturing) 
zone. The request is made pursuant to Section 17.123 (Conditional and Minor Use Permits) 
and Section 17.120 (Zoning Clearances and Business Permits) of the El Monte Municipal 
Code (EMMC). 
 
Case Planner: Antonia Perez, Assistant Planner 
 
Recommendation:  
1.  Open the public hearing; 
2.  Receive presentation from staff; 
3.  Pose questions to staff; 
4.  Allow members of the public to offer comment; 
5.  Pose follow up questions to staff; 
6.  Close the public hearing; and 
7. Adopt a Resolution to approve the request and adopt a Categorical Exemption. 

 
8.1. Conditional Use Permit (CUP) No. 12-2024 
  
 Address/Location: 11230 Garvey Avenue, Unit B / APN: 8105-003-035 

 
Request: The applicant is requesting to establish a convenience store use within an 
existing 1,386 square foot tenant space within a 10,380 multi-tenant structure. The subject 
property is approximately 33,600 square feet in size and is located in the U/MU 
(Urban/Multiuse) zone. The request is made pursuant to Section 17.123 (Conditional and 
Minor Use Permits) of the El Monte Municipal Code (EMMC). 
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Case Planner: Whitney Weisberg, Assistant Planner 
 
Recommendation:  
1.  Open the public hearing; 
2.  Receive presentation from staff; 
3.  Pose questions to staff; 
4.  Allow members of the public to offer comment; 
5.  Pose follow up questions to staff; 
6.  Close the public hearing; and 
7. Adopt a Resolution to deny the request or direct staff to formulate Findings of Facts to   
approve CUP No. 12-2024. 

 
9. Director’s Report 
 
10. City Attorney’s Report 
 
11. Commissioner’s Comments 

 

NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 

Tuesday, January 27, 2026, 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. 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 $3,546.00. 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, DECEMBER 9, 2025, AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 

1. Call Meeting to Order – Meeting was called to order by Chairperson Tamashiro at 7:00 p.m.  
 

2. Flag Salute – The Flag Salute was led by Chairperson Tamashiro. 
 

3. Roll Call – The roll call was led by City Planner Elias. 
 

Commissioners present: Tamashiro, Moreno, Covarrubias, and Dominguez. 
 

Commissioners Absent: Salas.  
 
Staff Present:   Community & Economic Development Director Fowler 

City Attorney Cortez 
City Planner Elias 

            
4. Approval of Agenda:  
 
Motion: It was moved by Chairperson Tamashiro to approve the 12-9-2025 Planning Commission 
meeting agenda; seconded by Commissioner Moreno. 
 
Motion carried 4 - 0 
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7. Approval of Planning Commission (PC) Minutes 
October 14, 2025 
 
Motion: It was moved by Chairperson Tamashiro to approve the minutes for October 14, 2025, 
item 7 of the Consent Calendar; seconded by Commissioner Domiguez. 
 
Motion carried 4 – 0 

 

REGULAR AGENDA 
8. Time Extension (EXT) No. 24-2025: 
 
Address/Location:   4526 Santa Anita Avenue / APNs: 8570-003-010 

 

 



  December 9, 2025  PLANNING COMMISSION MEETING MINUTES | 2 

 

 

Request: The applicant has submitted a Time Extension request for a previously 
approved project consisting of Tentative Tract Map (TTM) No. 82682, Conditional Use Permit 
(CUP) Nos. 28-19 & 30-19, and Modification (MOD) Nos. 20-20, 21-20, 22-20 & 23-20 to allow 
the construction of a 14-unit townhouse development that consists of six (6) two-story units and 
eight (8) three-story units that will occupy five (5) detached condominium buildings. Each unit 
provides a two-car garage and four (4) guest/shared parking spaces located at 4526 
Santa Anita Avenue.  

 

Case Planner:    Sandra Elias, City Planner 

 

Recommendation:  
1. Receive presentation from staff; and 
2. Approve the request for a Time Extension. 
 
Public Comment:  
 
None. 
 
Motion: Following the discussion, it was moved by Chairperson Tamashiro to approve the staff 
recommendation as noted in the staff report; seconded by Commissioner Moreno.  
 
Motion carried 4-0 
 
9.  Director’s Report:   
 

•  Planning Commission meeting for December 23, 2025, will be going black.  
 
10.  City Attorney’s Report 
 

•  Expressed thanks to the commission and city staff 
 
12.  Commissioner Comments: 
 

•  The commissioners all expressed thanks to one another and to city staff   

•   Chairperson Tamashiro shared that there will be training for the commissioners in 2026  
 
13.  Adjournment  
 
Meeting adjourned at 7:18 p.m.  
 
Respectfully submitted,  
 
____________________________________ 
Interim Planning Commission Chairperson  
Pablo Tamashiro 

__________________________________ 
Planning Commission Secretary                            
Sandra Elias, City Planner 



 

 ZONING REVIEW COMMITTEE AGENDA 
 

 

CITY OF EL MONTE ZONING REVIEW COMMITTEE 

 

RESULTS 
 

TUESDAY, DECEMBER 9, 2025 
 

6:00 P.M. 
CITY HALL EAST – COUNCIL CHAMBERS 

11333 VALLEY BOULEVARD 
 

This meeting shall be conducted in compliance with the procedures of 
Government Code section 54953 as most recently amended by AB 2449 
which took effect January 1, 2023. As amended by AB 2449, Government 
Code section 54953(f) allows less than a quorum of the Zoning Review 
Committee to participate remotely at any given meeting of the Zoning 
Review Committee where the remote participant(s) have a statutorily 
defined “just cause” reason or “emergency” reason for participating 
remotely. When a member of the Zoning Review Committee participates 
remotely pursuant to Government Code section 54953(f), the location 
from which the Zoning Review Committee member is participating 
remotely does not need to be identified on the agenda and does not need 
to be open to members of the public. Because Government Code section 
54953(f) allows Zoning Review Committee members to notify the City of 
their need to participate remotely as late as the start of the meeting, the 
Zoning Review Committee will prepare for all meetings with the 
assumption that some number of its members (less than a quorum) might 
need to participate remotely pursuant to Government Code section 
54953(f). All such meetings will be conducted in compliance with the 
requirements of Government Code section 54953(f)(1). Per Government 
Code section 54953(f)(2)(B), any Zoning Review Committee member 
who participates remotely per Government Code section 54953(f) “shall 
publicly disclose at the meeting before any action is taken, whether 
any other individuals 18 years of age or older are present in the 
room at the remote location with the member, and the general 
nature of the member’s relationship with any such individuals” 

 
Members of the public wishing to observe the meeting may do so 
in person. 
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Members of the public wishing to make public comment may do so in one of the following ways:  
 
(1) By directly addressing the Zoning Review Committee in person at the time(s) allotted on the agenda 
for such comment.  Persons wishing to address the Zoning Review Committee  in person are asked to 
fill out a speaker card providing their name and indicating whether they wish to address the Zoning 
Review Committee on an item(s) of business appearing under (i) the Public Hearing portion of the 
agenda; (ii) any item of business appearing under any other portion of the agenda; and/or (iii) a non-
agendized matter that is within the subject matter jurisdiction of the Zoning Review Committee.  
Speaker cards should be submitted to City Staff prior to the Zoning Review Committee’s approval of 
the agenda, if possible; or 
 
(2) Email or Telephone – All interested parties can submit comments in advance to the Planning 
Division’s general email at planning@elmonteca.gov or by calling the City’s telephone line: (626) 258-
8626.  All comments must be received by the Planning Division no later than 3:00 pm on December 9, 
2025. 
 
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  6:00 p.m. 
 
2.   Flag Salute  City Planner Elias 
 
3.   Roll Call   

 
Committee Members Present: 
Bryan Covarrubias, Chairperson 
Sandra Elias, City Planner 
Mike Petarra, Chief Building Official 
 
Staff Member Present: 
Whitney Weisberg 

 
4.   Public Comments 

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

 

5. Minor Use Permit (MUP) No. 13-2024 & Director Level Zoning Clearance (DLZC) No. 09-
2025 

 
Address: 3402 Cogswell Road / APN: 8549-030-009 
 
Request:  The applicant is requesting approval to establish a transitional use of 

a retail water supply store within an existing 1,600 square foot tenant 
space within a residential zone through MUP No. 13-2024. The 
applicant is also requesting a parking reduction of one (1) parking 
space to accommodate voluntary landscaping through DLZC No. 09-
2025. The subject property is located within the R-3 (Medium-Density 
Multiple-Family Dwelling) zone. The MUP request is made pursuant 
to Chapter 17.123 (Conditional and Minor Use Permits) and 17.120 
(Zoning Clearances & Business Permits) of the El Monte Municipal 
Code (EMMC). 

 
CEQA Determination:   Article 19. Categorical Exemptions – Class 1, Section 15301 

(Existing) in accordance with the requirements of the California 
Environmental Quality Act of 1970 and the CEQA Guidelines, as 
amended 

 
Case Planner: Whitney Weisberg, Assistant Planner 
 
Recommendation: Open the public hearing; 

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

adopt the Categorical Exemption. 
 

 

 

Motion:  Chair Covarrubias motioned to approve Item No. 5, Seconded by Chief Building Official 
Petarra. 
 
Motion Carried 3-0 
 

NEXT ZONING REVIEW COMMITTEE MEETING 

Tuesday, January 13, 2026, at 6:00 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 
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www.elmonteca.gov or http://ci.el-monte.ca.us/AgendaCenter 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 Zoning Review Committee may ask questions if necessary for clarification.  
3. The Zoning Review Committee Chair opens the public hearing. 
4. The applicant makes a presentation to the Zoning Review Committee. 
5. Individuals speaking in favor of the project address the Committee. 
6. Individuals speaking against the project address the Committee. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. Zoning Review Committee members discuss the project. 
10. Zoning Review Committee members vote on the project. 
11. Any interested party who disagrees with the Zoning Review Committee decision may appeal the 
Committee’s decision to the Planning Commission within 10 calendar days. Any appeal filed must 
be directed to the City Clerk’s Office and must be accompanied by a fee of $992.00 or $1,677.00 
(depending on the type of project). 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/
http://ci.el-monte.ca.us/AgendaCenter
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COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT  
PLANNING DIVISION 

 
STAFF REPORT 

 
 

 
 

PROJECT/APPLICANT INFORMATION: 
 
Subject Property:  4455 Rowland Avenue (APN: 8577-001-034) 
Project Applicant:  Eric Friedman 
Property Owner:  Becher Acquisitions LP 
 
PROJECT DESCRIPTION: 
 
The applicant is requesting approval to operate a 5,255 square foot banquet hall use 
within an existing ±22,258 square foot multi-tenant commercial building. Additionally, the 
project also includes a request to allow a shared parking arrangement on the same 
property in order to satisfy the on-site parking requirements for the proposed banquet hall. 
The subject property is approximately ±86,700 square feet in size and is located in the 
General Manufacturing (M-2) zone. The request is made pursuant to Chapter 17.123 
(Conditional and Minor Use Permits) and Chapter 17.120 (Zoning Clearances and 
Business Permits) of the El Monte Municipal Code (EMMC). 

DATE: JANUARY 13, 2026 
 

TO:     PLANNING COMMISSION 
 

FROM: STEVE FOWLER 
COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR 
 
SANDRA ELIAS 
CITY PLANNER 
 

BY:  ANTONIA PEREZ 
ASSISTANT PLANNER 
 

APPLICATION: CONDITIONAL USE PERMIT (CUP) NO. 22-2025 & 
DIRECTOR LEVEL ZONING CLEARANCE (DLZC) N0. 8-
2025 
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SUBJECT PROPERTY:  
 

Location:   West side of Rowland Avenue, South of Lower Azusa Road  

General Plan: Industrial Business Park 

Zone: M-2 (General Manufacturing) 

Street Frontage:  Rowland Ave: 160.72 feet 

Size: ±86,702 SF (1.99 acres – gross lot area) 

Existing Development: ±22,258 SF multi-tenant commercial building 

 

 
ZONING AND AERIAL PHOTO: 
 

   
 

 

 
 
 

 
SURROUNDING PROPERTIES: 
 

 Zoning: General Plan: Land Use: 

North M-2 (General Manufacturing) Industrial Business Park Multi-tenant 
commercial center 

East M-2 (General Manufacturing) Industrial Business Park Multi-tenant industrial 
center 

South M-2 (General Manufacturing) Industrial Business Park Food Manufacturing  

West C-3 (General Commercial) General Commercial Commercial Building 
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Exhibit 1: Site Plan 
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Exhibit 2: Floor Plan 
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Exhibit 3: Floor Plan – Mezzanine   
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BACKGROUND: 
 
The project site consists of two (2) multi-tenant industrial buildings originally constructed 
in 1981 with a total of 22,258 square feet of floor area on a 86,702 square-foot lot located 
in the General Manufacturing (M-2) zone.  The frontmost building consists of five (5) 
separate tenant spaces, with four (4) of the spaces utilized as distribution centers and 
one (1) existing space for the proposed banquet hall use (4455 Rowland).  The second 
building to the rear consists of four (4) tenant spaces, with two (2) of the spaces utilized 
for food manufacturing uses and two (2) of the spaces utilized as warehouse/distribution 
centers. 
 
The applicant is requesting approval to operate a banquet hall, which is considered a type 
of “assembly or meeting facility” in the Zoning Code.  Per EMMC Section 17.150.070, 
assembly or meeting facility uses are defined as “a facility for private assembly and 
meetings. Examples include banquet rooms, conference facilities and meeting halls for 
clubs, including civic, social and fraternal organizations, and other membership 
organizations.”  Assembly or meeting facility uses are permissible in the M-2 zone with 
an approved Conditional Use Permit by the Planning Commission. 
 
ENTITLEMENTS REQUESTED: 
 

• Conditional Use Permit (CUP) No. 22-2025: Requesting to establish a banquet 
hall use within an existing 5,255 square foot tenant space within an existing 
±22,258 SF multi-tenant commercial building that is located in the M-2 (General 
Manufacturing) zone. 

• Director Level Zoning Clearance (DLZC) No. 8-2025: Requested to allow for 
shared parking on the same property in order to meet parking requirements.  

 
PROJECT CHARACTERISTICS: 
 
Proposed Use 
 
The applicant is requesting approval to operate a banquet hall within an existing 5,255-
square-foot tenant space to allow private events such as quinceañeras, weddings, 
gatherings, etc. Such uses have a higher parking ratio than industrial and manufacturing 
types of uses for which the site was originally designed to accommodate.  Therefore, in 
order to satisfy the on-site parking requirements for the new banquet hall use, the project 
requires a share parking arrangement with the understanding that the banquet hall would 
be operating when the existing uses are closed.  The existing businesses close at 4:00 
p.m.  The proposed hours of operation for the banquet hall are limited to Fridays, 
Saturdays, and Sundays from 5:00 p.m. to 12:00 a.m. 
 
Floor Plan 
 
The proposed floor plan features approximately 3,268 square feet of assembly area, with 
approximately 1,850 square feet of seating, a dance floor and entertainment platform. 
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There is approximately 1,897 square feet of ancillary area, specified as food, bar or other 
activity area which includes a reception room, a lobby, a dressing room, a game room, a 
catering preparation and storage room, and three (3) restrooms. There is also access 
from the first floor to a mezzanine storage area of approximately 2,963 square feet that 
features ten (10) storage racks. This space has been categorized as ancillary to the 
primary banquet hall use.  The floor plan embodies the look and feel of a standard 
banquet hall use. There are no new walls or windows being proposed.  
 

Project Circulation & Parking 
 
The existing multi-tenant industrial development has a total of seventy-seven (77) on-site 
parking spaces, including two (2) ADA-compliant spaces.  Per EMMC §17.70.050 – 
Required On-site Parking for Nonresidential Uses, the total on-site parking requirement 
for the proposed banquet hall use is calculated as follows: 

• Main use: 1 space per 75 square feet of assembly area; plus, 

• Ancillary: 1 space per 300 sq. ft. of food, bar or other activity area.  
 

As discussed above, the floor plan shows 3,268 square-feet of assembly area, which 
requires 44 spaces; the remaining 1,897 square-feet of ancillary area on the first floor and 
the 2,963 square-feet of mezzanine area requires an additional 16 spaces.  Therefore, a 
total of 60 spaces are required for the proposed banquet hall.  Since the project site has 
eight (8) other tenancies/businesses that cumulatively require 68 spaces, the proposed 
use would cause an on-site parking deficiency of 51 spaces.  However, pursuant to 
EMMC §17.70.070.D, the applicant has filed a Director Level Zoning Clearance 
application requesting approval of a shared parking arrangement on the subject property 
where the proposed banquet hall would be operating when the existing 
tenancies/businesses are closed.  The table below identifies hours of operation for the 
existing tenants on site as well as for the proposed business. Las Estrellas Venues’ 
proposed business hours are Friday through Sunday from 5:00 p.m. – 12:00 a.m. The 
other businesses located on the property all vary in business hours, ranging from 6:00 
a.m. – 4:00 p.m. Monday-Friday.  The applicant, who is also the property owner provided 
an updated lease agreement for any future tenants and agreement from the existing 
tenants stating that the current and any new businesses will only be able to operate during 
the off hours of the proposed banquet hall use. 
 
Condition of Approval Nos. 11-13 memorializes the requirement that other businesses on 
site shall close by 5:00 p.m. on Fridays, Saturdays, and Sundays, ensuring adequate 
parking is available for the banquet hall use.  Therefore, with a total of 77 existing on-site 
parking spaces and approval of the shared parking arrangement, the project complies 
with non-residential on-site parking requirements per EMMC §17.70. 
 

Address Name of Business Summary of Use 
Hours of 

Operation 

4455 Rowland  Las Estrellas Venues Banquet Hall 
5PM – 12AM 

Friday-Sunday 

4459 Rowland Ave A Plus 
Distribution/E-

Commerce 

10AM – 4PM  
Monday-Friday 
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4463 Rowland Ave Mas Jaya 
Distribution/E-

Commerce 
7AM – 4PM  

Monday-Friday 

4467 Rowland Ave Unicorp 
Distribution/E-

Commerce 

7AM – 4PM  
Monday-Friday 

4471 Rowland Ave K&K LA 
Distribution/E-

Commerce 

7AM – 4PM  
Monday-Friday 

4475 Rowland Ave I Food Food Manufacturing 
7AM – 4PM  

Monday-Friday 

4481 Rowland Ave Gulf Coast Storage/Distribution 
6AM – 4PM  

Monday-Friday 

4483 Rowland Ave 
Gulf Coast Storage/Distribution 

6AM – 4PM  
Monday-Friday 

4487 Rowland Ave 
YMC Ch Food Manufacturing 

6AM – 4PM  
Monday-Friday 

 
Landscaping 
 
The existing site features approximately 7,184 square feet of landscaping, which is 
approximately 18% of the approximately 39,118 square foot parking lot. The total required 
landscaping for parking lots is 5%, so the use is currently exceeding the EMMC 17.72 
(Landscaping) requirement. The parking lot also features approximately ten trees. No new 
landscaping is being proposed. 
 
Fences and Walls 
 
There is an existing wrought iron fence on the eastern property line along the entire 
frontage of the property. There are no new fences or walls proposed. 
 
PROJECT ANALYSIS: 
 
The subject property is currently located within the M-2 (General Manufacturing) zone 
and is designated Industrial Business Park by the City’s General Plan land use map. This 
land use designation is intended for sustainable manufacturing, processing, office, 
warehousing and distribution uses, along with supporting retail and service uses that are 
compatible with residential neighborhoods, generate employment and minimize traffic. 
 
2011 General Plan Consistency 
 
The 2011 El Monte General Plan land use designation for Industrial Business Park 
recommends uses including a mix of sustainable manufacturing, processing, office, 
warehousing, and distribution that generate employment, minimize traffic, and are 
compatible with residential neighborhoods. Supporting and limited retail uses are allowed. 
Although the proposed banquet hall, categorized as assembly and meeting facility, is not 
an industrial use as specified by the General Plan, the majority of the site contains 
industrial uses. 
 



CUP NO. 22-2025, DLZC NO. 8-2025 | 4455 ROWLAND AVENUE | 9 

 

Although the banquet hall use does not fall into the General Plan definition, it is allowed 
with the approval of a Conditional Use Permit, pursuant to EMMC Section 17.42.030, and 
can be seen as an asset to the community and can be compatible with the surrounding 
residential neighborhood. Therefore, the banquet hall use being proposed is consistent 
with the General Plan designation. The project is consistent with the following Land Use 
Element objectives: 
 

• LU-1.1 (Code Compliance): The project will adhere to policies, standards, and 
regulations in the Municipal Code, Development Code, and Community Design 
Element. 

• LU-2.1 (Underutilized Uses): The project will facilitate the concentration of 
industrial uses to the major intersection of Lower Azusa Road and Baldwin 
Avenue. 

• LU-4.4 (Economic Development): The project will support the development of 
office, commercial, and industrial uses, both citywide and in strategic areas, that 
strengthen the economy.   
 

Zoning Code 
 
The site is currently zoned M-2 (General Manufacturing). Table 1 below provides the 
development standards for the M-2 Zone and the associated parking (EMMC Sec. 17.70) 
and landscaping (EMMC Sec. 17.72) codes, and identifies whether the proposed project 
complies with each standard. The standards are reviewed by the individual lot. There are 
no proposed alterations to the site plan that need to be evaluated under the current code. 
All development standards evaluated represent current conditions at the subject site.  
 
Table 1: Development Standards 

Development Feature M-2 Requirement Existing 
Meet 

Requirement(s) 

Front Yard Setback 

Min. 50 ft. from 
centerline of street, 
provided there is a 

minimum landscaped 
setback of 10 ft.  

72 ft. from centerline 
and 32 ft. of 

landscaped area 
Yes 

Interior Side Setback 10 ft. 
80 ft on the south & 0 

ft. to the north 
Approved under 

former code 

Rear Yard Setback 0 ft. 0 ft.  Yes 

Minimum Public Open 
Space 

1,038 sf. (10% of 
floor area) 

0 sf. 
Approved under 

former code 

Lot Coverage N/A N/A N/A 

Parking Spaces  
~60 (based on 
existing uses) 

77 
Yes, with shared 

parking agreement 

Parking Stall 8.5 ft. x 18 ft. 
8 ft. to 9 ft. wide x 15 

ft. to 19 ft. deep 
Approved under 

former code 
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Development Feature M-2 Requirement Existing 
Meet 

Requirement(s) 

Backup Aisle 
23-25 ft. (depending 

on stall size) 
22-27 ft. 

Approved under 
former code 

Parking Lot Striping Double-Striped Double-Striped Yes 

Total Parking Lot 
Landscaping 

5% 19% Yes 

Parking Lot Landscape 
Screening 

10 ft. 32 ft. 
Approved under 

former code 

 

CITY REVIEW PROCESS: 

Planning staff and the other City Departments and Divisions have reviewed the proposed 
project through the City’s internal application review process. This review process 
enables the various City Departments and Divisions (i.e., Planning, Building, Public 
Works/ Engineering, Police and County Fire Department) to thoroughly evaluate land use 
and development proposals for conformity with the provisions established in the City’s 
Municipal and Zoning Code. Additionally, the review process ensures that the proposal is 
designed to be compatible with any existing land uses and structures on-site and on 
neighboring properties. In this way, the quality and economic health of local residential, 
commercial and industrial districts are appropriately maintained. Based upon the review 
of the project, staff has determined that the proposed use conforms to the requirements 
of the City’s General Plan and Zoning Code, and is compatible with the surrounding area. 
Conditions of approval are applied to the project to address potential compatibility issues 
and enhance the project to achieve greater consistency with the intent of the General 
Plan and Zoning Code. 
 
Conditions of Approval 
 
The following list highlights several conditions that have been added or are found to apply 
to unique aspects of the project: 
 

• The hours of operation for the proposed banquet hall shall be limited to Friday 
through Sunday from 5:00 p.m. to 12:00 a.m.  Any proposed changes to the 
operating hours shall be reviewed and approved by the Planning Division.  
 

• The applicant/property owner shall provide Planning Division staff with a draft copy 
of an updated lease agreement demonstrating that all existing and any new 
tenants at the subject property shall be limited in their operating hours so they do 
not coincide with the hours of the proposed banquet hall use. All businesses other 
than the banquet hall approved under CUP No. 22-2025 and DLZC No. 8-2025 
shall cease operations no later than 5:00 p.m. on Friday through Sunday to allow 
sufficient time for any customers and employees to vacate the parking lot. 
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• Prior to issuance of the Business Occupancy Permit, the applicant shall provide 
City Staff with signed Parking Agreement Letters included as Attachment F 
demonstrating the existing tenant’s written agreement of the limited operating 
hours.  
 

• Signage. If required, the applicant must apply for a Master Sign Program and Sign 
Plan Review with the Planning Division and obtain a Sign Permit with the Building 
& Safety Division before a final Certificate of Occupancy is issued. This is pursuant 
to EMMC Section 17.80.050.   
 

• Refuse Enclosure. During building plan check review, provide a trash enclosure 
for the site that meets all code standards and requirements, EMMC Section 
17.60.80.  

 
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL: 
 
In order to approve the project, the Planning Commission is required to make certain 
findings.  Section 2 & 3 of the draft resolution contains recommended findings and Section 
4 contains the conditions of approval for the Planning Commission’s consideration.  
 

RECOMMENDATION:  

 
Staff recommends that the Planning Commission evaluate the proposal and consider the 
following Actions:  

 
A. Adopt a Categorical Exemption Under Article 19 Section 15301 (Class 1 –Existing 

Facilities) of the California Environmental Quality Act and Guidelines; and 
 

B. Make the Finding of Facts articulated in the body of the Resolution in connection 
with the entitlement and approve the request for Conditional Use Permit (CUP) No. 
22-2025 & Director Level Zoning Clearance (DLZC) No. 8-2025 subject to 
conditions of approval. 
 

 
ATTACHMENTS: 
 
      A. Resolution No. 3694 with Findings and Conditions of Approval  
      B. Development Plans 

C. Business Operations Statement 
D. Public Hearing Notice, Radius Map, & Photo of Public Notice Posting 
E. Parking Agreement Letter 

 



RESOLUTION NO. 3694 |  1 

 

RESOLUTION NO. 3694 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, APPROVING CONDITIONAL USE PERMIT (CUP) 
22-2025, DIRECTOR LEVEL ZONING CLEARANCE (DLZC) 8-
2025 AND THE ADOPTION OF A CATEGORICAL EXEMPTION 
FOR THE ESTABLISHMENT OF A BANQUET HALL USE IN AN 
EXISTING 5,255 SQUARE FOOT TENANT SPACE LOCATED AT 
4455 ROWLAND AVENUE, EL MONTE, CALIFORNIA 

 

 WHEREAS, on April 10, 2025, Eric Friedman (the “Applicant”) submitted an 
application for Conditional Use Permit (CUP) No. 22-2025 to establish a banquet hall use 
within an existing 5,255 square foot tenant space on a ±86,702 square foot lot. 
 

WHEREAS, on October 16, 2025, Eric Friedman (the “Applicant”) also submitted 
an application for Director Level Zoning Clearance (DLZC) No. 8-2025 to allow for shared 
parking on the same property to meet parking requirements. 
 

WHEREAS, the subject property is located at 4455 Rowland Avenue, El Monte, 
California (the “Subject Property”), and described as follows, to-wit: 
 

APN: 8577-001-034 
 

 WHEREAS, the subject site is located within the General Manufacturing (M-2) 
zone; 
 

WHEREAS, the subject site is designated as Industrial Business Park by the City’s 
General Plan; 

 
WHEREAS, approval of a Conditional Use Permit to establish a banquet hall is 

required pursuant to EMMC Chapter 17.123; 
 

WHEREAS, on January 13, 2026, the Planning Commission of the City of El Monte 
held a duly noticed public hearing concerning Conditional Use Permit (CUP) No. 22-2025 
and Director Level Zoning Clearance (DLZC) No. 8-2025 and the adoption of a 
Categorical Exemption in accordance with the California Environmental Quality Act 
(CEQA) of 1970 and the CEQA guidelines; and  

 
WHEREAS, the Planning Commission carefully considered all pertinent testimony, 

the recommendation of Planning Division staff and the staff report offered in the case as 
presented at said public hearing.  

 
NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission 

of the City of El Monte, County of Los Angeles, State of California, as follows: 
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          SECTION 1 - ENVIRONMENTAL.  In accordance with the criteria and 
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the 
CEQA Guidelines as amended, staff has conducted the appropriate environmental 
analysis and based on that assessment, the City has determined that the proposed 
project qualifies for a Notice of Exemption under Article 19 Categorical Exemptions, 
Section 15301 (Class 1 - Existing Facilities) in accordance with the requirements of the 
State CEQA Guidelines. Therefore, no further environmental assessment is required. 

 
 
        SECTION 2 – CONDITIONAL USE PERMIT FINDINGS.  All necessary 

findings for the granting of the Conditional Use Permit No. 22-2025 pursuant to Chapter 
17.123 (Conditional and Minor Use Permits) of the El Monte Municipal Code can be made 
in a positive manner and are as follows: 

 
 

A. The Conditional Use Permit will not be detrimental to the public health, safety or 
welfare or injurious to the subject property or other improvements in the vicinity; 

 
     Finding of Fact:   
 

The proposed project is consistent with the General Manufacturing (M-2) zone and 
the City’s 2011 General Plan which designates the site as “Industrial Business Park.” 
The M-2 zone allows the proposed project to operate with the approval of the Planning 
Commission.  The proposed project is also surrounded by M-2 and General 
Commercial (C-3) zoned properties and conforming land uses without any proximally 
adjacent residentially zoned properties or uses, and all required parking will be 
satisfactorily provided on the project site.  Additionally, the proposed project will be 
required to comply with all Conditions of Approval including addressing the various 
operational activities on the property and reducing potential nuisance impacts 
between commercial uses and neighboring properties, and all Building & Safety, 
Engineering/Public Works and County Fire Department requirements. The permit and 
inspection process will ensure that the proposed project complies with local 
regulations and development codes. The granting of the Conditional Use Permit will 
not be detrimental to the public health, safety or general welfare nor will it be materially 
injurious to the properties or improvements in the vicinity. 

 
B. The proposed use applied for at the location indicated is one (1) for which a 

Conditional Use Permit is authorized; 
 
     Finding of Fact:  
      

Pursuant to Section 17.42.030 of the EMMC, the proposed banquet hall use is 
permitted with the approval of a Conditional Use Permit by the City’s Planning 
Commission and with the conditions of approval as proposed by staff. The use applied 
for at the location is one for which a Conditional Use Permit is authorized. 
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C. The subject property for the proposed use is adequate in size and shape to 
accommodate such use and that all yards, spaces, walls, fences, parking, loading, 
landscaping and other features required for the proposed use are provided; 

 
Finding of Fact: 
 
The  property is currently developed with two buildings, the front building being 23,195 
square feet and the rear building being 18,040 square feet. The proposed use will 
occupy the front building and occupy one of five commercial tenant spaces within the 
existing 23,195 square foot building on site that was constructed in 1981. The front 
setback, north side interior setback, rear setback, lot coverage, parking lot striping, 
and the total parking lot landscaping are compliant with current code. However, the 
site is legal nonconforming according to current code development standards 
regarding the southside interior side setback, minimum open space requirement, 
parking stall sizes, and backup aisles. The establishment of the use itself does not 
trigger any landscaping compliance. 
 
The existing commercial center features seventy-seven parking spaces with two ADA-
compliant stalls. Per current code standards, the proposed use is considered an 
assembly/meeting facility use by the Zoning Code and requires 1 space per 75 
square-feet of assembly area for the main use, and 1 space per 300 square-feet of 
food, bar or other activity areas for ancillary uses. Given that the existing floor area of 
the unit is approximately 5,255 square feet, the total required on-site parking for the 
proposed banquet hall is 60 parking spaces, not including the spaces that are being 
utilized for the existing businesses at this location. 
 
Since the lot is currently accommodating nine (9) tenants, and the proposed use 
requires parking standards to meet current code standards, the lot would be deficient 
in parking spaces. Thus, per Sections 17.120 and 17.70.070 of the EMMC,  the 
applicant applied for a Director Level Zoning Clearance to allow for shared parking 
on-site, included as part of this request.  
 
The hours of operation for each existing use on site is the key component of making 
the shared parking possible on site. Las Estrellas Venues’ proposed business hours 
are Friday through Sunday from 5:00 p.m. – 12:00 a.m. The other businesses located 
on the property all vary in business hours, ranging from 6:00 a.m. – 4:00 p.m. Monday 
through Friday. As a condition of approval, the applicant will update both existing and 
future lease agreements to limit the operating hours for other tenancies/businesses to 
off hours of the proposed banquet hall use. To wit, Condition of Approval Nos. 11-13. 
memorialize the requirement that other businesses on site shall close by 5:00 p.m., 
Friday through Sunday to ensure that parking is preserved for the banquet hall use. 
 
The existing site features approximately 7,184 square feet of landscaping, which is 
approximately 18% of the approximately 39,118 square foot parking lot. The total 
required landscaping for parking lots is 5%, so the use is currently exceeding the 
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EMMC 17.72 (Landscaping) requirement. The parking lot also features four trees. No 
new landscaping is being proposed or required as a part of this proposal. 
 
There is only one existing block wall on the western property line across the entire 
property that complies with the current code. There are no new fences or walls 
proposed. Condition of Approval Nos. 14 & 15 also outlines that, if required, a master 
sign program shall be applied for and signs must be issued prior to the Certificate of 
Occupancy. Condition of Approval No. 16 also outlines that the applicant shall work 
with staff on a proposal for a trash enclosure that meets all code requirements.  

 
 
D. The subject property abuts streets and highways adequate in width and pavement 

type to carry the kind of traffic which will be generated by the proposed use; and 
 

Finding of Fact: 
 
The subject site currently has access along Rowland Avenue, a local Street. Rowland 
Avenue intersects with Lower Azusa Road, which is classified as Secondary Arterial 
in the City’s General Plan. The existing businesses do not generate an intensive 
amount of traffic, so the addition of the proposed banquet hall use would only 
minimally impact the traffic. Staff’s main concern was whether the existing parking lot 
would accommodate both the existing businesses and the addition of the proposed 
banquet hall. This will be resolved through the Director Level Zoning Clearance which 
will allow for shared parking on-site further imposed through Condition of Approval 
Nos. 11-13, which memorialize the requirement that other businesses on site shall 
close by 5:00 p.m. to ensure that parking is preserved for the banquet hall use.  
 

 
E. The Conditional Use Permit or Minor Use Permit is consistent with the purpose, goals 

and policies of the City’s General Plan, Zoning Code and any applicable Specific Plan. 
 

Finding of Fact:   
 

The proposed project is consistent with the City’s 2011 General Plan, which 
designates the site as “Industrial Business Park.” Policy LU-1.1, 2.1, and 4.4 are 
supported by the proposed use through providing code compliance, activating an 
underutilized site, and providing economic development. The project will support the 
development of office, commercial and industrial uses throughout the area. The 
granting of a Conditional Use Permit advances the purpose, goals, and policies of the 
General Plan.  
 

 
        SECTION 3 – DIRECTOR LEVEL ZONING CLEARANCE FINDINGS.  All 

necessary findings for the granting of the Director Level Zoning Clearance No. 8-2025 
pursuant to Chapter 17.120 (Zoning Clearances & Business Permits) of the El Monte 
Municipal Code can be made in a positive manner and are as follows: 
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A. The proposed improvements will not be detrimental to the public health, safety of 
welfare or injurious to the subject property or other improvements in the area; 

 
     Finding of Fact:   
 

Granting of Director Level Zoning Clearance No. 8-2025 will not be detrimental to the 
public health, safety, or welfare or injurious to properties in the vicinity. There will be 
no impacts to nearby properties such as visual blight, noise, odor, etc. Allowing this 
banquet hall use on site will serve the community by providing a facility for hosting 
private events, such as quinceañeras, weddings, gatherings, etc.  Similarly, allowing 
for shared parking on-site complies with EMMC Section 17.70.070.D and allows the 
proposed banquet hall use to meet current parking requirements along with taking into 
consideration the parking demands of the existing businesses and any new 
businesses.  
 
Additionally, conditions of approval have been incorporated into the project to ensure 
that the proposed project will not negatively impact the surrounding properties or land 
uses in the area. Specifically, Condition of Approval No. 12 states that the existing 
businesses and any new businesses shall not operate during the hours of operation 
for the proposed banquet hall use. 

 
B. The orientation and location of the buildings or structures are appropriate for the 

property; 
 
     Finding of Fact:  
      

The property is currently developed with two buildings, the front building being 
approximately 23,195 square feet and the rear building being 18,040 square feet. The 
proposed use will occupy the front building and occupy one of five commercial tenant 
spaces within the existing 23,195 square-foot building on site that was constructed in 
1981 under a former code. The front setback, interior setback, rear setback, lot 
coverage, parking lot striping, and the total parking lot landscaping are compliant with 
current code.  
 
The granting of the shared parking request with the Director Level Zoning Clearance 
will occur within the permissible building envelope and not require any change to the 
permissible orientation or location of the buildings or structures as proposed by the 
project. 
 
C. The vehicular and pedestrian circulation on the property allow for safe movement 

of people regardless of their mode of travel: 
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Finding of Fact: 
 
The granting of the shared parking request will not affect the vehicular and pedestrian 
circulation for the proposed project. 

 
D. The functionality of the floor plans is superior;  

 
Finding of Fact: 
 
By granting the shared parking request, the overall functionality of the proposed 
project’s floor plan is superior. The granting of the shared parking request will allow 
for the project to incorporate the existing parking configuration while still being able to 
meet the parking requirements of the existing businesses and any new businesses. 
 
Per EMMC Section 17.70.070, the required on-site parking for the proposed banquet 
hall is 60 spaces. Thus, granting approval of the Director Level Zoning Clearance 
would allow for the project to comply with the applicable on-site zoning standards to 
the fullest extent feasible without needing to reduce the floor plans for the proposed 
ground floor spaces. Therefore, in doing so, the functionality of the floor plans is 
superior.  

 
E. The scale, character and quality of the improvements are consistent with the 

purpose, goals and policies of the City’s General Plan, Zoning Code and any 
applicable Specific Plan and its Comprehensive Design Guidelines. 

 
Finding of Fact:   

 
The proposed project is consistent with the City’s 2011 General Plan, which 
designates the site as “Industrial Business Park.” Policy LU-1.1, 2.1, and 4.4 are 
supported by the proposed use through providing code compliance, activating an 
underutilized site, and providing economic development. The project will support the 
development of office, commercial and industrial uses throughout the area. The 
granting of the Director Level Zoning Clearance advances the purpose, goals, and 
policies of the General Plan. Additionally, no changes are being made to the façade 
and current development is primarily up to current code standards. 
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SECTION 4 – APPROVALS AND CONDITIONS. The Planning 
Commission determines that the project is Categorically Exempt under Article 19 Section 
15301 (Class 3 – Existing Facilities) in accordance with the California Environmental 
Quality Act (CEQA) of 1970 and the CEQA Guidelines and does hereby approve 
Conditional Use Permit (CUP) No. 22-2025 and Director Level Zoning Clearance (DLZC) 
No. 8-2025, subject to the following conditions: 

 
GENERAL 
 
1. The approval of CUP No. 22-2025 and DLZC No. 8-2025 allows the establishment of 

a banquet hall use within an existing 5,255 square foot tenant space.  
 

2. The project shall substantially conform to CUP No. 22-2025 and DLZC No. 8-2025 
and the associated plans on file with the Planning Division as presented to the 
Planning Commission on January 13, 2026.  
 

3. The Planning Commission’s approval and conditions of approval of CUP No. 22-2025 
and DLZC No. 8-2025 may be appealed to the City Council if the appeal is filed with 
the City Clerk within ten (10) days after the Planning Commission decision. 

 

4. If an appeal is not filed with the City Clerk’s office, the effective approval date of CUP 
No. 22-2025 and DLZC No. 8-2025 is January 27, 2026. 

 

5. The Applicant and property owner(s) 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.  
 

6. Approval of CUP No. 22-2025 and DLZC No. 8-2025 shall be effective for a period of 
twenty-four (24) months from the date of effective approval thereof; provided however, 
that prior to such date, building permits shall have been obtained or a complete time 
extension application must be filed.  

 
7. A copy of the approving resolution shall be imbedded within any development plans 

that are to be submitted to Building & Safety during the plan check process. 
 

8. All applicable conditions shall be met or deemed to have been addressed by the 
Economic Development Director or his designee prior to final inspection and 
occupancy. 

 
9. All City and Los Angeles County Fire Department standards and conditions shall be 

complied with prior to the issuance of building permits, occupancy permits, or at 
another time specified in the conditions of approval or as outlined in City Codes. 

  
10. The applicant shall provide a detailed summary of all conditions of approval to confirm 

compliance at key points of the project including: 1) issuance of building and sign 
permits; and 2) final occupancy of the unit. The summary shall be submitted for review 
and approval by the Planning Division prior to the issuance of any occupancy permits. 
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PLANNING DIVISION 
 
11. The hours of operation for the proposed banquet hall shall be limited from 5:00 p.m. 

to 12:00 a.m., Friday through Sunday. Any request to modify the hours of operation 
shall require prior review and approval by the Planning Division.  

 
12. The applicant/property owner shall provide Planning Division staff with a draft copy of 

an updated lease agreement demonstrating that all existing and any new tenants that 
shall occupy the tenant spaces at the subject property shall be limited in their operating 
hours so they do not coincide with the hours of the proposed banquet hall use. All 
businesses other than the banquet hall approved under CUP No. 22-2025 and DLZC 
No. 8-2025 shall cease operations no later than 5:00 p.m. Friday through Sunday to 
ensure sufficient parking is available for the banquet hall use. 

 
13. Prior to issuance of the Business Occupancy Permit, the applicant shall provide City 

Staff the Parking Agreement Letter included as Attachment F (in the staff report) 
demonstrating the existing tenant’s written approval of the limited operating hours.  

 
14. The applicant shall submit for a Master Sign Program prior to the issuance of any sign 

permits. 
 

15. The approval of any business signage shall be under a separate permit. All signs shall 
be reviewed and approved by the Planning Division and must fully comply with the 
property’s Master Sign Program. 

 
16. The applicant shall work with staff during building and plan check review to provide a 

trash enclosure for the subject site. The trash enclosure shall be screened and 
buffered from public view and include a designated area for solid waste disposal and 
a designated area for recycling disposal. The design will be reviewed for aesthetic 
value and use of quality materials. All outside trash and garbage collection areas shall 
be paved and enclosed on at least three (3) vertical sides by a solid five (5) foot high 
wall and on the fourth side by a decorative view obscuring gate to screen the 
containers from view. Trash enclosure shall be of a size sufficient to contain all trash 
containers maintained outside the building. The finish and color of the enclosure shall 
be provided with decorative block or a stucco finish and shall include a decorative 
solid roof cover and drain that connects to the sewer system. 
 

17. Per Section 17.70.070(D)(6) of the EMMC, annual reporting is required as a condition 
of approval for shared parking.  This is due by January 1st each year. 

 
18. The site shall comply with Chapter 17.50 Performance Standards and Chapter 8.36 

Noise Control. 
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LEGAL 
 
19. Adherence to the entitlement conditions of approval shall be demonstrated at all times. 

A failure to comply may be cause for a review by the Planning Commission for 
potential revision or revocation of the approvals herein pursuant to EMMC §17.10.140 
(Revocation of Permits). 

 
20. 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. 
 

MAINTENANCE 
 
21. The site and the public R.O.W. adjacent to any portions of the site shall be kept free 

of weeds, trash, or other debris, and that abandoned vehicles be promptly reported, 
pursuant to the Municipal Code and Los Angeles County Fire and Health Codes at all 
times.  
 

22. Graffiti must be removed from any interior/exterior surfaces to the structures and 
improvements on the property within 24 hours following the application of the graffiti. 
Graffiti shall be removed by either painting over the evidence of such vandalism with 
a paint that has been color-matched to the surface to which it is applied, or graffiti may 
be removed with solvents or detergents, as appropriate. 

 
23. All entitlements and permits approved by the City Council, Planning Commission, 

Zoning Review Committee or Community Development Director (and Public Works 
Director for permits issued for items in the public right-of-way) shall remain in full force 
and effect as long as the use, building or structure remains in operation. Any 
entitlement granted pursuant to EMMC Title 17 is transferable and assignable; 
however, all successors in interest shall abide by all of the original conditions. Any 
entitlement or permit granted by aforementioned reviewing body may be revoked or 
revised for cause if any of the conditions of approval, terms with the maintenance 
agreement, or terms of the permit are violated or if any law or ordinance is violated, 
pursuant to Section 17.10.040 (EMMC). 

 
24. .All equipment and materials shall be stored within the confines of the existing building. 

Outside storage/display or sales are prohibited.  
 

25. All activities on the property shall comply with the City of El Monte Noise Ordinance 
at all times. 
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BUILDING & SAFETY 
 
26. Project shall comply with current California Residential & Fire Codes, LA County 

Residential & Fire Codes, and El Monte Municipal Code. Please note: Applications for 
permits and plan check submitted to the Building Division after December 31, 2025, 
will be subject to the 2025 California Building/Residential & Fire code updates.  

 
 
ENGINEERING AND PUBLIC WORKS 

 
27. General: 
 

a) An encroachment permit will be required for any work within the public right-of-
way. 

 

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

i. Prior to Building Permits (LACFD Building Division)  
 
c) Comply with the City’s ordinances and regulations pertaining to construction debris 

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

d) The disposal, removal, recycling and diversion of all construction and demolition 
waste and debris generated by the Project must be performed exclusively by the 
City’s duly authorized and duly franchised construction and demolition solid waste 
hauler.  The City’s construction and demolition hauler is Valley Vista Services 
whose contact information is as follows: (626) 961-6291 or 
info@valleyvistaservices.com.  

 
e) Any USA/Dig Alert graffiti markings must be removed by the contractor from the 

sidewalk, curb & gutter and/or asphalt pavement prior to final approval.  
 

f) No encroachment into the City right-of-way from private property will be allowed.   
 

g) The City Engineer may require other information or may impose additional 
conditions and requirements as deemed necessary to protect health and safety, 
and to benefit the public. 

 
FIRE DEPARTMENT 

 
28. Review and approval by the County of Los Angeles Fire Department, Fire Prevention 

Engineering Section Building Plan Check Unit is required for this project prior to 

mailto:info@valleyvistaservices.com
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building permit issuance. Please contact the Fire Prevention Engineering Section at 
323.890.4125 for details on their submittal requirements.  

29. Prior to building permit issuance, on the architectural site plan, provide the location 
of all existing public fire hydrants within 300 feet of the lot frontage. Submit, through 
epical.lacounty.gov, a completed Fire Flow Availability Form. The required fire flow 
from the public fire hydrants for this project is 1,500 gpm at 20 psi residual pressure 
for 2 hours. 
 
Fire Code 507.1.1 https://fire.lacounty.gov/wp-content/uploads/2020/10/FORM-196-
Rev-09-20.pdf 
 

30. Prior to building permit issuance, in the egress/floor plan, provide exit analysis 
calculations. Every occupied portion of any building, room or space used for 
assembly purposes that contains seats, tables, displays, similar fixtures or 
equipment shall be provided with aisles leading to exits or exit access doorways. 

 

 

  

https://fire.lacounty.gov/wp-content/uploads/2020/10/FORM-196-Rev-09-20.pdf
https://fire.lacounty.gov/wp-content/uploads/2020/10/FORM-196-Rev-09-20.pdf
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SECTION 5 – PLANNING COMMISSION APPROVAL.  The Secretary of 

the Planning Commission of the City of El Monte, California, shall certify to the adoption 

of this resolution and shall cause a copy of the same to be forwarded to the applicant. 

   ________________________________ 
   Pablo Tamashiro, Chairperson 
 
ATTEST: 
 
 
_______________________________ 
Sandra Elias, Secretary 
El Monte City Planning Commission 
 

STATE OF CALIFORNIA  ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE  ) 
 

 
 

I, Sandra Elias, 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. 3691  

adopted by the Planning Commission of the City of El Monte, at a regular meeting by said 

Commission held on January 13, 2026 by the following votes to wit: 

 

 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
 
   ________________________________ 
   Sandra Elias, Secretary 
   El Monte City Planning Commission 
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CITY OF EL MONTE PLANNING COMMISSION 
NOTICE OF PUBLIC HEARING  

 
Hablamos Español favor de hablar con  

Jeni Colon (626) 258-8626 
  

TO: All Interested Parties 

 

FROM: City of El Monte Planning Division  

 

PROJECT LOCATION: 4455 Rowland Avenue / APN: 8577-001-034 

APPLICATION: Conditional Use Permit (CUP) No. 22-2025 & Director Level Zoning Clearance (DLZC) 

No. 08-2025 

 

REQUEST: The applicant is requesting to establish a banquet hall use within an existing 5,255 square 

foot tenant space within an existing ±22,258 SF multi-tenant commercial building. Additionally, a Director 

Level Zoning Clearance is requested to allow for shared parking on the same property to meet parking 

requirements. The subject property comprises of ±86,702 square feet and is located in the M-2 (General 

Manufacturing) zone. The request is made pursuant to Section 17.123 (Conditional and Minor Use 

Permits) and Section 17.120 (Zoning Clearances and Business Permits) of the El Monte Municipal Code 

(EMMC).  

 

PROPERTY OWNER: Becher Acquisitions LP 

 

APPLICANT: Eric Friedman 

 

ENVIRONMENTAL DOCUMENTATION: Article 19. Categorical Exemptions – Section 15301 (Class 1 – 

Existing Facilities) in accordance with the requirements of the California Environmental Quality Act of 

1970 and the CEQA Guidelines, as amended. 

 

PLACE OF HEARING: Pursuant to State Law, the Planning Commission will hold a public hearing to 

receive testimony, orally and in writing, on the proposed project. The public hearing is scheduled for:  

 

 

Date: Tuesday, January 13, 2026 
Time:  7:00 p.m.  
Place:  El Monte City Hall  

City Hall East – Council Chambers 
11333 Valley Boulevard 
El Monte, CA 91731 

  

 

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

(1) Attend the meeting in person at the City’s Council Chambers; or 

(2) City’s website at http://www.elmonteca.gov/378/Council-Meeting-Videos. 

 

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

(1) In person by attending the public hearing at the date, time, and place specified above; or 



(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 January 13, 2026. 

 

The staff report on this matter will be available on or about January 8, 2026, on the City of El Monte 

website, which may be accessed at https://www.ci.el-monte.ca.us/170/Planning-Commission or by e-

mailing antoniaperez@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 in 

in writing prior to the meeting date and must be received by 3:00 p.m., the day of the meeting. Public 

Comments of no more than 3-minutes shall be read into the record.  Written comments shall be sent to 

Antonia Perez; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731 or at 

antoniaperez@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 Antonia Perez at (626) 258-8660. 

Monday through Thursday, except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m. 

 

PUBLISHED  DATE: Thursday, January 1, 2026, by Sandra Elias, Planning Commission Secretary 
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Parking Agreement 
 

This document addresses the parking needs of the building located at 4455-87 Rowland Ave, El 

Monte of which you are currently a tenant. 

 

To ensure City parking requirements, please acknowledge and sign this letter to confirm that 

your business activities will cease operations by 5:00 PM and remains closed until at least 1:00 

AM the following day on Fridays, Saturdays and Sundays, and that your parking spaces are 

vacated during those hours. 

 

We appreciate your cooperation in adhering to these parking requirements.  

 

Sincerely, 

Investors Trust Realty Group, Inc 

Michael Cirrito 

Property Manager 

 

 

 

 

Address Owners Name 

Tenant Name Owners Signature 
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COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT  
PLANNING DIVISION 

 
STAFF REPORT 

 
 

PROJECT/APPLICANT INFORMATION: 
 
Subject Property:  11230 Garvey Avenue, Unit B (APNs: 8105-003-035) 
Project Applicant:  Mitch Williams 
Property Owner:  Golden Growth Property Inc 
 
PROJECT DESCRIPTION: 
 
The applicant is requesting approval to establish a convenience store use within an 
existing 1,386 square foot commercial tenant space. The subject property comprises 
33,600 square feet total and is located in the UMU (Urban/Multiuse) zone. The request is 
made pursuant to Section 17.123 (Conditional and Minor Use Permits) of the EMMC. 
 
 
 
 
 
 

DATE: JANUARY 13, 2026 
 

TO:     PLANNING COMMISSION 
 

FROM: STEVE FOWLER 
COMMUNITY AND ECONOMIC DEVELOPMENT DIRECTOR 
 
SANDRA ELIAS 
CITY PLANNER 
 

BY:  WHITNEY WEISBERG 
ASSISTANT PLANNER 
 

APPLICATION: CONDITIONAL USE PERMIT (CUP) NO. 12-2024 
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SUBJECT PROPERTY:  
 

Location:   South of Garvey Avenue, West of Peck Road 

General Plan: Urban Multiuse 

Zone: UMU (Urban/Multiuse) Zone 

Street Frontage:  Garvey Avenue: ±149.91 feet 
Peck Road: ±183 feet 

Size: ±33,600 square feet 

Existing Development: ±10,380 Square-Foot Multi-Tenant Commercial Center 

 

 
ZONING AND AERIAL PHOTO: 
 

       
 

 

 
 
 

 
SURROUNDING PROPERTIES: 
 

 Zoning: General Plan: Land Use: 

North UMU (Urban/Multiuse) Urban Multiuse Gas station 

East UMU (Urban/Multiuse) Urban Multiuse Commercial retail 
florist 

South C-3 (General 
Commercial) 

General Commercial Multi-tenant 
commercial center 

West UMU (Urban/Multiuse) Urban Multiuse Commercial restaurant 
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Exhibit 1: Site Plan 
 

 
 
 
Exhibit 2: Floor Plan 
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BACKGROUND: 
 
Per the L.A. County Assessor, the current property features 10,380 square feet of 
commercial tenant space on a 33,600 square-foot lot in the UMU (Urban/Multiuse) zone. 
The original building was constructed in 1987. The current configuration of the 
commercial center accommodates ten (10) separate commercial spaces, featuring four 
(4) food and/or beverage establishments, two (2) medical offices, one (1) administrative 
office, two (2) retail stores, and one (1) empty unit for the proposed convenience store 
use (Unit B). 
 
On March 21, 2023, the applicant submitted a request for Conditional Use Permit No. 6-
23 to establish a significant tobacco retailer use. The regulations for significant tobacco 
retailers specified in EMMC Section 17.112.180 outline that in order to establish a 
significant tobacco retailer use, the business location must be at least 500 feet away from 
another significant tobacco retailer. The location does not have the ability to be permitted 
as a significant tobacco retailer because the property is within 500 feet of another 
significant tobacco retailer (Jungle Vape N’ Smoke located at 2800 Peck Rd Suite A, El 
Monte, CA 91732). This information was communicated to the applicant and a refund was 
issued. 
 
Code Enforcement Activity 
 
After Conditional Use Permit No. 6-23 was proven infeasible, unauthorized business 
activity took place which prompted multiple Code Enforcement inspections.  During a 
Code Enforcement inspection flavored tobacco products were found and the products 
were confiscated.  The sale of flavored tobacco products is prohibited.  On June 23, 2020, 
the City of El Monte City Council adopted Ordinance No. 2980 prohibiting the sale of 
flavored tobacco products effective January 1, 2021 (Attachment E).   
 
On July 30, 2024, the applicant submitted an application for Conditional Use Permit No. 
12-2024 to establish a convenience store use, which is defined by EMMC Section 
17.150.080 as “a neighborhood serving retail store of 3,500 square feet or less in GFA 
(gross floor area), which carries a range of merchandise for daily convenience shopping 
needs.” A floor plan and letter of intent were provided to demonstrate the proposed sale 
of hygiene products, snacks, beverages, and hardware items. In addition, the applicant 
has also proposed to sell tobacco products from cigarettes to glassware. The applicant is 
proposing that 160 square feet (13%) of the net floor area for the tenant space is reserved 
for tobacco products.   
 
Per Section 17.150.080 of the EMMC, a Significant Tobacco Retailer is an establishment 
that includes 25 percent or more of the net floor area devoted to the sale of tobacco 
products, substances intended for smoking, or smoking accessories.  If the floor area that 
is devoted to the sale of tobacco products is below 25 percent of the net floor area, then 
it shall be considered ancillary to a primary use 
 
 



11230 Garvey Avenue, Unit B 
CUP No. 12-2024 - Page 5 

 

 
 
 
ENTITLEMENTS REQUESTED: 
 

• Conditional Use Permit (CUP) No. 12-2024: Requesting to establish a 
convenience store use in an existing 1,386 square foot existing tenant space. The 
subject property is comprised of 33,600 square feet total and is located in the UMU 
(Urban/Multiuse) zone. 

 
PROJECT CHARACTERISTICS: 
 
Proposed Use 
 
The previous use was an immigration law office. The applicant is requesting to establish 
a convenience store within an existing tenant space and is proposing to sell a variety of 
items for daily use including, but not limited to, hygiene products, snacks, beverages, and 
hardware items. In addition, as previously mentioned the applicant has also proposed to 
sell tobacco products ranging from cigarettes to glassware. The applicant is proposing 
that 160 square feet (13%) of the net floor area of the tenant space be devoted to the sale 
of tobacco products. 
  
Floor Plan 
 
The proposed floor plan features two (2) beverage refrigerators, one (1) ice cream 
freezer, one (1) ATM machine, eighteen (18) display cabinets with five to three shelves 
each, and wall shelving and hooks on the southern-most wall. There is also one restroom 
and storage room in the rear of the unit. There are no new walls or windows being 
proposed.  
 

Project Circulation & Parking 
 
The existing commercial center features forty-five (45) parking spaces with two ADA-
compliant stalls. The former use of the subject tenant space was a legal office that would 
be required to provide 1 parking space per 250 square feet per EMMC Sec. 17.70 
(Parking). Similarly, a convenience store requires 1 parking space per 250 square feet of 
tenant space. According to EMMC Table 17.70-1, if a proposed use requires the same or 
lower number of parking spaces as the existing approved use, no additional on-site 
spaces shall be required. Therefore, there are no proposed alterations to the parking lot.  
 
Landscaping 
 
The existing site features approximately 2,175 square feet of landscaping, which totals to 
about 11% of the approximately 19,430 square-foot parking lot. The total required 
landscaping for parking lots is 5%, so the use is currently exceeding the EMMC 17.72 
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(Landscaping) requirement. The parking lot also features four trees, when the current 
landscaping code would require seven. No new landscaping is being proposed. 
 
Fences and Walls 
 
There is only one existing block wall on the western property line across the entire 
property. There are no new fences or walls proposed. 
 
Business Operations 
 
The applicant is proposing to operate from 9am to 9pm daily with two employees. 
 
PROJECT ANALYSIS: 
 
The subject property is currently located within the UMU (Urban/Multiuse) zone and is 
designated Urban Multiuse by the City’s General Plan land use map. This land use 
designation is intended for commercial and housing projects that are vertically integrated 
or housing projects only. 
 
2011 General Plan Consistency 
The proposed project is not consistent with the City’s 2011 General Plan, which 
designates the site as “Urban Multiuse.” The following General Plan policies are not 
achieved through the establishment of the convenience store use at this location: 
 

• LU-1.1: Code Compliance. This policy strives to achieve land use 
compatibility through adherence to the City regulations and standards. This 
business has had a history of operating without a license and occupancy permit 
in this location, which is a City policy that ensures that land uses are compatible 
with the subject site as well as its contextual surroundings.  

• LU-1.6: Quality of Life. This policy works to protect quality of life and allows 
the City to deny projects that result in impacts that outweigh public benefits. 
The establishment of a convenience store use with tobacco sales results in 
negative impacts that outweigh public benefits.  Prioritize protection of quality 
of life so that it takes precedence during the review of new projects. 
Accordingly, the City shall use its discretion to deny or require mitigation of 
projects that result in impacts that outweigh public benefits. 

• LU-4.5 Balanced Growth. Direct land uses and community growth in a 
manner that is consistent with community-wide goals and is consistent with 
the vision of the General Plan. 

• LU-2.5. Blighting Influences. This policy aims to remove blighting influences 
through code enforcement actions. City records reflect a history of 
unauthorized business activity at the subject site. 

 
Zoning Code 
The site is currently zoned UMU (Urban/Multiuse). Table 1 below provides the 
development standards for the UMU Zone and the associated parking (EMMC Sec. 
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17.70) and landscaping (EMMC Sec. 17.72) codes and identifies whether the proposed 
project complies with each standard. The standards are reviewed by the individual lot. 
There are no proposed alterations to the site plan that need to be evaluated under the 
current code. All development standards evaluated represent current conditions at the 
subject site.  
 
Table 1: Development Standards 

Development Feature UMU Requirement Existing 
Meets 

Requirement(s)? 

Front & Street Yard 
Setback 

Min. 5 feet & Max. 15 
feet 

8-foot Front Yard & 
>15-foot Street Yard 

Front Yard: Yes 
Street Side Yard: 
Approved under 

former code 

Interior Side & Rear Min. 0 feet 
5-foot Interior Yard & 

20-foot Rear Yard 
Yes 

Minimum Public Open 
Space 

1,038 sf. (10% of 
floor area) 

0 sf. 
Approved under 

former code 

Lot Coverage 60% 31% Yes 

Parking Spaces  
~42 (based on 
existing uses) 

45 Yes 

Parking Stall 8.5 feet x 18 feet 
8 feet to 9 feet wide x 

15 feet to 17 feet 
deep 

Approved under 
former code 

Backup Aisle 
23-25 feet 

(depending on stall 
size) 

22-27 feet 
Approved under 

former code 

Parking Lot Striping Double-Striped Double-Striped Yes 

Total Parking Lot 
Landscaping 

5% 11% Yes 

Parking Lot Landscape 
Screening 

10 feet 6-18 feet 
Approved under 

former code 

 

ENTITLEMENTS: 

Conditional Use Permit (CUP) 

The applicant is requesting Conditional Use Permit No. 12-2024 for approval to establish 

a convenience store use within an existing 1,386 sq. ft. commercial tenant space. The 

subject property comprises 33,600 square feet total and is located in the UMU 

(Urban/Multiuse) zone. The request is made pursuant to Section 17.123 (Conditional and 

Minor Use Permits) of the EMMC. 
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In order for the Planning Commission to approve any Conditional Use Permit, the project 

shall meet the necessary findings pursuant to Section 17.123.040(A-E) of the EMMC.  

Due past history at this location, CUP No. 12-2024 does not meet the project findings for 

A and E of section 17.123.040.  

CITY REVIEW PROCESS: 

Planning staff and the other City Departments and Divisions have reviewed the proposed 
project through the City’s internal application review process. This review process 
enables the various City Departments and Divisions (i.e., Planning, Building, Public 
Works/ Engineering, Police and County Fire Department) to thoroughly evaluate land use 
and development proposals for conformity with the provisions established in the City’s 
Municipal and Zoning Code. Additionally, the review process ensures that the proposal is 
designed to be compatible with any existing land uses and structures on-site and on 
neighboring properties. In this way, the quality and economic health of local residential, 
commercial and industrial districts are appropriately maintained.  
 
ENVIRONMENTAL REVIEW: 

In accordance with the requirements of the California Environmental Quality Act (CEQA) 
of 1970, as amended, this project would be Categorically Exempt under Section 15301 
(Class 1- Existing Facilities) of the CEQA Guidelines, as amended.   
 
RECOMMENDED FINDINGS: 
 
In order to consider the project proposal, the Planning Commission is required to make 
certain findings. Section 2 of the draft resolution contains recommended findings 
(Attachment A – Draft Resolution No. 3693, with Findings for denial). 
 
 

RECOMMENDATION:  

 
Staff recommends that the Planning Commission evaluate the proposal and consider the 
following Actions:  
 

A. Deny, without prejudice, and make the Finding of Facts articulated in the body of 
the Resolution (Attachment A - Draft Resolution No. 3693, with Findings for 
Denial) in connection with the entitlement request, denying the Conditional Use 
Permit No. 12-2024; or 
 

B. Direct staff to formulate Findings of Facts to approve Conditional Use Permit No. 
12-2024. 
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ATTACHMENTS: 
 

A. Resolution No. 3693, with Findings and Conditions of Approval 
B. Development Plans 
C. Business Operations Statement 
D. Public Hearing Notice, Radius Map, & Photo of Public Notice Posting 
E. City Council Ordinance No. 2980 – Prohibiting Sale of Flavored Tobacco 

Products 
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RESOLUTION NO. 3693 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF 
CALIFORNIA, DENYING, WITHOUT PREJUDICE, CONDITIONAL 
USE PERMIT (CUP) NO. 12-2024 FOR A REQUEST TO ALLOW 
THE ESTABLISHMENT OF A CONVENIENCE STORE IN AN 
EXISTING 1,386 SQUARE FOOT TENANT SPACE. THE 
SUBJECT SITE IS LOCATED WITHIN THE U/MU (URBAN 
MULTIUSE) ZONE LOCATED AT 11230 GARVEY AVENUE, UNIT 
B, EL MONTE, CALIFORNIA 

 

WHEREAS, on July 30, 2024, the Applicant submitted the following entitlement 
application for the Proposed Project: 

 
Conditional Use Permit (CUP) No. 12-2024: to allow the establishment of a 
convenience store in an existing 1,386 square foot tenant space. 

 

WHEREAS, the subject property is located at 11230 Garvey Avenue, Unit B, El 
Monte, California (the “Subject Property”), and described as follows, to-wit: 
 

APN: 8105-003-035 
 

WHEREAS, the subject property is located within the U/MU (Urban Multiuse) zone; 
 

WHEREAS, the subject property is designated as Urban Multiuse by the City’s 
General Plan;  

  
WHEREAS, review of a Conditional Use Permit for the request to allow the 

establishment of a convenience store, is pursuant to Chapter 17.123 of the El Monte 
Municipal Code (EMMC); 

 
WHEREAS, on January 1, 2026, the Planning Division of the City of El Monte 

noticed a public hearing concerning CUP No. 12-2024; and 
 

WHEREAS, on January 13, 2026, the Planning Commission of the City of El Monte 
held a public hearing concerning CUP No. 12-2024; and 

 
WHEREAS, the Planning Commission has carefully considered all pertinent 

testimony, the recommendation of Planning Division staff and the staff report offered in 
the case as presented at said public hearing. 
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NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission 
of the City of El Monte, County of Los Angeles, State of California, as follows: 
 

SECTION 1 - ENVIRONMENTAL. In accordance with the criteria and authority 
contained in the California Environmental Quality Act (CEQA) of 1970 and the CEQA 
Guidelines as amended, staff has conducted the appropriate environmental analysis and 
based on that assessment, the City has determined that the proposed project would 
qualify for a Notice of Exemption under 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.  
  

 SECTION 2 - CONDITIONAL USE PERMIT (CUP) FINDINGS. All necessary 
findings are required for granting approval to CUP No. 12-2024 (to allow the 
establishment of a convenience store), pursuant to Chapter 17.123.040(A-E) of the 
EMMC. The following findings cannot be met (A and E) and are as follows:  
 
A. The Conditional Use Permit or Minor Use Permit will not be detrimental to the public 

health, safety or welfare or injurious to the subject property or other improvements in 
the vicinity; 

 
     Finding of Fact:   
 

The approval of Conditional Use Permit No. 12-2024 is anticipated to be detrimental 
to the public health, safety, or welfare or injurious to properties in the vicinity. 
According to City of El Monte Code Enforcement records, unauthorized business 
activities have taken place.  During a Code Enforcement inspection flavored tobacco 
products were found and the products were confiscated.  On June 23, 2020 the City 
of El Monte City Council Adopted Ordinance No. 2980 prohibiting the sale of flavored 
tobacco products effective as of January 1, 2021.  Data included in Ordinance No. 
2980 demonstrates information from the National Youth Tobacco Survey indicates 
that more than two-fifths of US middle school and high school smokers report using 
flavored tobacco products.   
 
It should be noted that the applicant originally applied for a conditional use permit to 
establish a significant tobacco retail use. The regulations for significant tobacco 
retailers specified in EMMC Sec. 17.112.180 outline that in order to establish such a 
use, the business location must be at least 500 feet away from another significant 
tobacco retailer. The location does not have the ability to be permitted as a significant 
tobacco retailer because the property is within 500 feet of another significant tobacco 
retailer that was established in 2018 per City of El Monte business license records 
(Jungle Vape N’ Smoke located at 2800 Peck Rd Suite A, El Monte, CA 91732). 
Additionally, the subject site is within 500 feet of a public high school (El Monte High 
School), which could create additional public harm if tobacco products are sold.  The 
minimum distance requirement is 250 feet from public recreation facilities, public or 
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private K-12 schools, public or private preschools, child daycare centers, community 
centers, and libraries.   

 
E. The Conditional Use Permit or Minor Use Permit is consistent with the purpose, goals 

and policies of the City’s General Plan, Zoning Code and any applicable Specific Plan. 
 

Finding of Fact:   
 

The proposed project is not consistent with the City’s 2011 General Plan, which 
designates the site as “Urban Multiuse.” The following General Plan policies are not 
achieved through the establishment of the convenience store use at this location: 
 

• LU-1.1: Code Compliance. This policy strives to achieve land use 
compatibility through adherence to the City regulations and standards. City of 
El Monte Code Enforcement records reflect a history of operating without a 
business license and occupancy permit in this location.  Code compliance 
policy ensures that land uses are compatible with the subject site as well as its 
contextual surroundings.  

• LU-1.6: Quality of Life. This policy works to protect quality of life and allows 
the City to deny projects that result in impacts that outweigh public benefits. 
The establishment of a convenience store use with tobacco sales is anticipated 
to result in potential negative impacts that outweigh public benefits. 

• LU-2.5. Blighting Influences. This policy aims to remove blighting influences 
through code enforcement actions.  City records reflect a history of 
unauthorized business activity at the subject site. 

 
Therefore, the granting of a Conditional Use Permit for a convenience store use does 
not advance the purpose, goals, and policies of the General Plan.  
 

 
SECTION 3 – DENIAL DETERMINATION. Based upon the findings contained in 

Section 2, the Planning Commission hereby denies, without prejudice, Conditional Use 
Permit No. 12-2024. 
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SECTION 4 – PLANNING COMMISSION APPROVAL.  That the Secretary 

of the Planning Commission of the City of El Monte, California, shall certify to the adoption 

of this resolution and shall cause a copy of the same to be forwarded to the applicant. 

   ________________________________ 
   Pablo Tamashiro, Chairperson 
 
ATTEST: 
 
 
_______________________________ 
Sandra Elias, Secretary 
El Monte City Planning Commission 
 

STATE OF CALIFORNIA  ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE  ) 
 

 
 

I, Sandra Elias, 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. 3691  

adopted by the Planning Commission of the City of El Monte, at a regular meeting by said 

Commission held on January 13, 2026 by the following votes to wit: 

 

 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
 
   ________________________________ 
   Sandra Elias, 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) 258-8626 
  

TO: All Interested Parties 

 

FROM: City of El Monte Planning Division  

 

PROJECT LOCATION: 11230 Garvey Avenue, Unit B / APN: 8105-003-035 

APPLICATION: Conditional Use Permit (CUP) No. 12-2024 

 

REQUEST: The applicant is requesting to establish a convenience store use within an existing 1,386 

square foot tenant space within a 10,380 multi-tenant structure. The subject property comprises of 33,600 

square feet and is located in the UMU (Urban/Multiuse) zone. The request is made pursuant to Section 

17.123 (Conditional and Minor Use Permits) of the El Monte Municipal Code (EMMC). 

 

PROPERTY OWNER: Golden Growth Property Inc. 

 

APPLICANT: Mitch Williams 

 

ENVIRONMENTAL DOCUMENTATION: Article 19. Categorical Exemptions – Section 15301 (Class 1 – 

Existing Facilities) in accordance with the requirements of the California Environmental Quality Act of 

1970 and the CEQA Guidelines, as amended. 

 

PLACE OF HEARING: Pursuant to State Law, the Planning Commission will hold a public hearing to 

receive testimony, orally and in writing, on the proposed project. The public hearing is scheduled for:  

 

 

Date: Tuesday, January 13, 2026 
Time:  7:00 p.m.  
Place:  El Monte City Hall  

City Hall East – Council Chambers 
11333 Valley Boulevard 
El Monte, CA 91731 

  

 

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

(1) Attend the meeting in person at the City’s Council Chambers; or 

(2) City’s website at http://www.elmonteca.gov/378/Council-Meeting-Videos. 

 

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

(1) In person by attending the public hearing at the date, time, and place specified above; or 

(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 January 13, 2026. 

 



The staff report on this matter will be available on or about January 8, 2026, on the City of El Monte 

website, which may be accessed at https://www.ci.el-monte.ca.us/170/Planning-Commission or by e-

mailing wweisberg@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 in 

in writing prior to the meeting date and must be received by 3:00 p.m., the day of the meeting. Public 

Comments of no more than 3-minutes shall be read into the record.  Written comments shall be sent to 

Whitney Weisberg; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731 or at 

wweisberg@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 Whitney Weisberg at (626) 258-8808. 

Monday through Thursday, except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m. 

 

PUBLISHED  DATE: Thursday, January 1, 2026, by Sandra Elias, Planning Commission Secretary 
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