AGENDA
CITY OF EL MONTE PLANNING COMMISSION
SPECIAL MEETING DATE
WEDNESDAY, APRIL 29, 2020
7:00 P.M.
CITY HALL EAST – COUNCIL CHAMBERS
11333 VALLEY BOULEVARD

CITY OF EL MONTE
PLANNING
COMMISSION
CHAIRPERSON
Amy Wong
VICE-CHAIRPERSON
Rafael Gonzalez
COMMISSIONER
Alfredo Nuño
COMMISSIONER
Cesar Peralta
COMMISSIONER
Roberto Estrada Cruz

Due to the COVID-19 “Stay in Place” order by the Governor
of California, the general public is encouraged to view the
meeting remotely and to submit public comments via e-mail
or telephone.
Members of the public wishing to observe the meeting may
do so in one of the following ways:
(1) Turn your TV to Channel 3;
(2) City of El Monte’s Facebook Live at
https://www.facebook.com/CityofElMonte/; and
(3) Call-in Conference (888) 204-5987; Code 8167975.

Members of the public wishing to make public comment
may do so via the following ways:
(1) Facebook Live – comments/questions can be submitted in
real time;
(2) Call-in Conference Line – comments/questions can be
submitted per the instructions at the beginning of the
meeting; and
(3)

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

Email – All interested parties can submit
questions/comments in advance to the Planning Division
general email address: planning@elmonteca.gov.

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

CITY PLANNING COMMISSION AGENDA

April 29, 2020

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 comment on an agenda item will be given the opportunity to
comment after the item is presented by staff.
Limit your comments to three (3) minutes. Provide your name and address for the
record.
CONSENT CALENDAR

7.

Approval of Planning Commission Minutes
February 25, 2020 and March 10, 2020
REGULAR AGENDA

8.

Time Extension for Modification No. 15-18
Address:
Request:

3933-3935 Eunice Avenue
On August 28, 2018, the Modification Committee approved
Modification No. 15-18 to construct two (2) detached twostory dwelling units with a reduced side yard setback from 10
feet to five (5) feet. The applicant is requesting a 12-month
extension of the approved entitlements to allow additional
time to obtain the required permits to begin construction. The
request is made pursuant to Chapter 17.20 of the El Monte
Municipal Code (EMMC).
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April 29, 2020

Case Planner:

Marlene Vega, Planning Aide

Recommendation:

Approve an additional 12 month time extension with a new
expiration date of September 7, 2020.

Time Extension for Design Review (DR) No. 04-18
Address:

10949 Garvey Avenue

Request:

On September 25, 2018, the Planning Commission approved
Design Review No. 04-18 to allow the construction of a new
3,367 square foot commercial building with three (3) tenant
spaces. The applicant is now requesting a 12-month time
extension to the project’s entitlement to commence site
construction. The request is made pursuant to Chapter 17.22
of the El Monte Municipal Code (EMMC).

Case Planner:

Tony Bu, Senior Planner

Recommendation:

Approve an additional 12 month time extension with a new
expiration date of October 5, 2020.
PUBLIC HEARING

10.

Conditional Use Permit No. 05-19
Address:

11725 Garvey Avenue

Request:

A Conditional Use Permit to allow the on-sale of beer and wine
(Type 41 ABC License) to an existing 3,107 square foot
restaurant that is located within an approximate 7.18 acre (or
312,760 square foot) commercial shopping center.
The
proposed on-sale of beer and wine will operate in conjunction
with meal service and is ancillary to the primary use of a bonafide restaurant. The subject site is located in the C-3 (General
Commercial) zone. The request is made pursuant to Section
17.24 of the El Monte Municipal Code (EMMC).

CEQA
Recommendation:

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.

Case Planner:

Sandra Elias, Assistant Planner
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11.

Recommendation:

Adopt resolution of approval

Resolution:

3569

April 29, 2020

Tentative Parcel Map No. 82423
Address:

5232 Hammill Road

Request:

A Tentative Parcel Map to subdivide an existing 25,985 square
foot lot into three (3) separate parcels to accommodate two (2)
new one-story dwelling units and one (1) common driveway.
The subject property is located in the R-1B (Single-Family
Residential) zone. The request is made pursuant to Title 16.12
(Subdivisions) of the El Monte Municipal Code (EMMC).

CEQA
Article 19 - Categorical Exemption sections 15303 (Class 3 –
Recommendation: new construction or conversion of small structures) & section
15315 (class 15 – minor land divisions) in accordance with the
requirements of the California Environmental Quality Act (CEQA)
of 1970 and the CEQA guidelines.

12.

Case Planner:

Sandra Elias, Assistant Planner

Recommendation:

Adopt resolution of approval

Resolution:

3568

Revision to Conditional Use Permit No. 13-14, Conditional Use Permit No.
15-15 and Modification No. 13-14
Address:

4127-4143 Rowland Avenue / APN: 8577-009-055,
formerly known as 8577-008-062, 8577-008-047 and
8577-009-042 (A full legal description of the property is on
file in the office of the El Monte Planning Division).

Request:

The project was originally approved by the City Council on
January 19, 2016 for the construction of 71-townhouse
and condominium units within a 3.09 acre (134,725
square foot) vacant site. The subject site is located within
the R-4 (High-density multiple-family dwelling) zone. The
Planning Commission subsequently approved a revision
to the construction schedule on November 22, 2016. The
Final Tract Map was recorded on August 1, 2019. A
timeline extension was also approved for the project on
January 22, 2020. The applicant is now requesting
additional revisions to the construction schedule. No
revisions are proposed to the site plan, number of units,
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elevations or parking.

13.

CEQA
Recommendation:

A Mitigated Negative Declaration (MND) was adopted on
January 19, 2016 to approve the project. An Addendum to
the MND was adopted on November 22, 2016 to approve
a revision to the construction schedule. A second
Addendum to the MND has been prepared to further
revise the construction schedule.

Case Planner:

Cristina Graciano, Associate Planner

Recommendation:

Adopt resolution of approval

Resolution:

3641

Revision to Conditional Use Permit No. 07-19 & Design Review No. 03-19
Address:

10141 Olney Street

Request:

The project was originally approved by the Planning
Commission on July 9, 2019 to construct two (2) 2,300 SF
storage additions (totaling 4,600 SF) and a 7,400 SF
canopy structure to be attached to an existing 40,522 SF
industrial building that will be used for manufacturing light
fixtures. The applicant is now proposing to enclose the
proposed 7,400 SF canopy and include three (3)
warehouse doors along the exterior façade. No other
changes to the previously approved site plan are
proposed. The property encompasses approximately 4
acres and is located in the M-2 (General-Manufacturing)
zone. The request is made pursuant to Chapters 17.22
and 17.24 of the El Monte Municipal Code (EMMC).

CEQA
Recommendation:

Article 19. Categorical Exemptions – Section 15303
(Class 3 – Construction or conversion of small structures)
in accordance with the requirements of the California
Environmental Quality Act of 1970 and the CEQA
Guidelines, as amended.

Case Planner:

Marlene Vega, Planning Aide

Recommendation:

Adopt resolution of approval

Resolution:

3570
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12.

Director’s Report

13.

City Attorney’s Report

14.

Commissioner Comments

April 29, 2020
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING
Tuesday, May 12, 2020 at 7:00 P.M.
City Hall East – City Council Chambers
Availability of staff reports: Copies of the staff reports or other written documentation relating
to each item of business described hereinabove are available on the City’s Home Page at
www.elmonteca.gov or https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2.
You may also call the Planning Division at (626) 258-8626 for more information.
Individuals with special needs: The City of El Monte wishes to assist individuals with special
needs. In compliance with the Americans with Disabilities Act, if you need special assistance to
participate in this meeting, please contact the Planning Division at (626) 258-8626. Notification
48 hours prior to the meeting will enable us to make reasonable arrangements to ensure
accessibility to this meeting. [28 Code of Federal Regulations 35.102-35.104 ADA Title II]
General explanation of how the meeting is conducted:
1. The staff report is presented by City Planning staff.
2. The City Planning Commissioners ask questions if necessary for clarification.
3. The City Planning Commission Chair opens the public hearing.
4. The applicant makes a presentation to the City Planning Commission.
5. Individuals in favor of the project address the Commission.
6. Individuals against the project address the Commission.
7. The applicant responds to project opponents.
8. The public hearing is closed.
9. City Planning Commission members discuss the project.
10. City Planning Commission members vote on the project.
11. At the next scheduled Commission meeting, which is usually two weeks after the hearing, a
resolution confirming the Commission action will be adopted.
12. Any interested party who disagrees with the City Planning Commission decision may appeal
the Commission’s decision to the City Council within 10 calendar days of the adoption of the
resolution. Any appeal filed must be directed to the City Clerk’s Office and must be
accompanied by a fee of $1,620.35. Any individual that received notice of this meeting from
the City of El Monte will receive notice of an appeal, if one is filed.
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PLANNING COMMISSION MINUTES
ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON
TUESDAY, FEBRUARY 25, 2020 AT CITY HALL COUNCIL CHAMBERS
11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA

1. Call Meeting to Order – Meeting was called to order by Chair Wong at 7:04 p.m.
2. Flag Salute – The Flag Salute was led by Chair Wong.
3. Roll Call – The roll call was led by Community & Economic Development Director
Donavanik.
Commissioners present: Gonzalez, Nuño, Wong and Peralta
Commissioners absent: Cruz
Staff present: Community and Economic Development Director Donavanik
Community and Economic Development Deputy Director Mikaelian
Deputy City Attorney Vasquez
Senior Planner Bu
4. Approval of Agenda:
Motion: by Chair Wong to approve agenda. The motion seconded by Commissioner Nuño.
Motion carried 4 - 0.
5. Commission Disclosures: None
6. Public Comments: None
CONSENT CALENDAR
7. Approval of Consent Calendar Items No. 7:
Deputy Director, Mikaelian: Advised that the January 21, 2020 Planning Commission minutes
would be provided at the next meeting.
8. Approval of Consent Calendar Items No. 8:
Deputy Director, Mikaelian: Advised that the January 21, 2020 Modification Committee minutes
would be provided at the next meeting.
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PUBLIC HEARINGS
9. Tentative Parcel Map No. 82423 – 5232 Hammill Road
Tentative Parcel Map No. 82423 to subdivide an existing 25,985 square foot lot into three (3)
separate parcels to accommodate two (2) new one-story dwelling units and one (1) common
driveway. The subject property is located in the R-1B (Single-Family Residential) zone. The
request is made pursuant to Title 16.12 (Subdivisions) of the El Monte Municipal Code (EMMC).
Motion: by Community & Economic Development Deputy Director Mikaelian to continue
Tentative Parcel Map No. 82423 to the Planning Commission Meeting of March 10, 2020.
REGULAR AGENDA
10. Time Extension for Conditional Use Permit No. 04-17, Design Review No. 01-17 &
Modification No. 23-17 – 10950 Grand Avenue
On January 16, 2018, the Planning Commission adopted Resolution No. 3495 approving
Conditional Use Permit No. 04-17, Design Review No. 01-17 and Modification No. 23-17 to
allow the construction of a new 1,750 square foot building for the occupancy of a non-profit
organization in the M-1 (Light Manufacturing) Zone. On December 11, 2018, the Planning
Commission granted a one (1) year time extension that extended the project’s entitlements
expiration date to January 26, 2020. The applicant is now requesting an additional one (1) year
time extension to complete construction. The request is made pursuant to Chapter 17.20, 17.22
and 17.24 of the El Monte Municipal Code (EMMC).
Deputy Director, Mikaelian: Provided a recap of the project’s background.
Motion: by Chair Wong to approve Time Extension Request for Modification No. 15-17 with a
new expiration date of January 26, 2021, seconded by Commissioner Nuño. Motion carried 4-0.
11. Time Extension for Tentative Parcel Map No. 73160 – 2711 Meeker Avenue
On January 31, 2017, the Planning Commission adopted Resolution No. 3467, approving
Tentative Tract Map No. 73160 to allow the subdivision of a 13,441 square foot vacant lot into
three (3) parcels (two (2) residential lots and one (1) common driveway). On April 23, 2019, the
Planning Commission approved a one (1) year time extension for the project to extend the
expiration date to February 10, 2020. The applicant is now requesting an additional one (1) year
time extension to complete the final map plan-check process and obtain the necessary permits
to begin construction. The request is made pursuant to Title 16.12 (Subdivisions) of the El
Monte Municipal Code (EMMC).
Deputy Director, Mikaelian: Provided a recap of the project’s background.
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Motion: by Commissioner Nuño to approve Time Extension Request for Tentative Parcel Map
No. 73160 with a new expiration date of February 10, 2021, seconded by Commissioner
Peralta. Motion carried 4-0.
12. Time Extension for Tentative Parcel Map No. 74238 – 3442 Whistler Avenue
On December 12, 2017, the Planning Commission adopted Resolution No. 3492, approving
Tentative Parcel Map (TPM) 74238 to subdivide an existing 12,895 square foot lot into three (3)
lots for the construction of two (2) new residences and one (1) common lot for driveway
purposes. The applicant is now requesting a one (1) year time extension to extend the
expiration to December 22, 2020. The request is made pursuant to Title 16.12 (Subdivisions) of
the El Monte Municipal Code (EMMC).
Deputy Director, Mikaelian: Provided a recap of the project’s background.
Motion: by Chair Peralta to approve Time Extension Request for Tentative Parcel Map No.
74238 with a new expiration date of December 22, 2020, seconded by Commissioner
Gonzalez. Motion carried 5-0.
13. Time Extension for General Plan Amendment No. 03-16, Zone Change No. 03-16,
Tentative Tract Map No. 74495, Conditional Use Permit No. 08-16, Design Review
No. 02-16, & Modification Nos. 11-16 & 12-16 – 9933 Valley Boulevard
On December 5, 2017 the City Council adopted Resolution No. 9820, approving General Plan
Amendment No. 03-16, Zone Change No. 03-16, Tentative Tract Map No. 74495, Conditional
Use Permit No. 08-16, Design Review No. 02-16, and Modification Nos. 11-16 and 12-16 to
permit the construction of an approximate 17,000 square foot multi-tenant commercial
development at 9933 Valley Boulevard. The applicant is now requesting a one (1) year time
extension of the project’s entitlements to allow additional time to complete the Building plancheck process and obtain the necessary permits to begin construction. The request is made
pursuant of Chapters 16.10, 17.20, 17.22, 17.24 and 17.26 of the El Monte Municipal Code
(EMMC).
Deputy Director, Mikaelian: Provided a recap of the project’s background.
Motion: by Commissioner Peralta to approve Time Extension Request for General Plan
Amendment No. 03-16, Zone Change No. 03-16, Tentative Tract Map No. 74495, Conditional
Use Permit No. 08-16, Design Review No. 02-16, & Modification Nos. 11-16 & 12-16 with a new
expiration date of December 15, 2020, seconded by Commissioner Wong. Motion carried 4-0.
14.

2019 Housing Element Annual Report - Citywide

The City of El Monte has completed the Housing Element Annual Report for 2019. This report
tracks housing construction and implementation of housing programs during the reported
period. The City Council adopted the “Vision El Monte” General Plan in 2011 and the Housing
Element in 2013.
Senior Planner, Tony Bu, provided a PowerPoint presentation.
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Commissioner, Peralta: Questions regarding how the City will reach the goals within the next
couple of years and if there are any repercussions for not meeting the goals.
Deputy Director, Mikaelian: Staff is in the early stages of preparing for the next cycle of RHNA.
The State has been more aggressive recently in gathering specific kinds of data on the
construction of housing (e.g.- received entitlements, building permits, occupancy permits, etc.).
The next cycle will demand a greater number of housing for all cities. It may be very unrealistic
for most cities to reach their projected goals, and Staff is still in discussions on what should be
included in the Housing Element update such as the relocation of displaced housing.
Commissioner, Nuno: Will the City be penalized for not meeting the RHNA goals? Such as
denying funding and grants for projects.
Deputy Director, Mikaelian: There would be no repercussions at the moment.
Commissioner, Gonzalez: What is the trend with the City’s housing growth?
Deputy Director, Mikaelian: The significant numbers of housing that are reported from previous
years are from one (1) or two (2) large multi-family projects that were completed within the
reporting year. Nominal housing growth of the city typically involves the construction of one (1)
to two (2) additional units. The City and State are now monitoring projects throughout the
development process by tracking the units that have been entitled and are expected to receive
building permits. Some projects that the Planning Commission previously approved did not
materialize due to a lack of construction funding; however, there is still a high demand in
housing construction. New State affordable housing provisions will increase the demand for
housing by providing additional grants for affordable housing.
Commissioner Gonzalez:. Are there any predictions for housing growth in the City in the
upcoming years?
Deputy Director, Mikaelian: Large projects that were previously approved are anticipated to be
counted toward RHNA such as the Domus 51-unit affordable housing project. There are other
large projects consisting of 30 to 100 housing units that are also anticipated to be constructed
that would be counted toward the remaining current RHNA cycle.
Commissioner, Gonzalez: Does the Annual Housing Report require Staff to breakdown the
number of affordable housing units to who it’s serving, such as veterans, seniors, etc.? The
information would be helpful in identifying the needs of the community.
Deputy Director, Mikaelian: The report does not ask for that level of detail.
Director, Donavanik: From the 2019 homeless count, “families” were identified as the
population that was the greatest in need of housing. “Seniors” and “Veterans” were not as
significant as “families”.
Deputy Director, Mikaelian: According to a recent workshop on homelessness issues, the
number of homeless veterans has decreased by approximately 50%. Efforts from previous
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veteran housing programs and services are attributed to the significant decrease in homeless
veterans.
Commissioner, Gonzalez: Data on various housing factors and trends can help prioritize and
determine the current and future needs of the community.
Chair, Wong: Is there a map or illustration/diagram showing what has been produced in 2019?
Deputy Director, Mikaelian: We can put one together.
Chair, Wong: Are the remaining 935 units that RHNA allocated to the City a requirement?
What are the next steps for RHNA?
Deputy Director, Mikaelian: The initial RHNA allocations were established in 2011 or 2012,
when the City also updated its Housing Element of the General Plan.
There are no
repercussions that are enforced by the State if the goals are not met; however, the new RHNA
cycle may have stricter requirements and enforcement which would begin in 2022.
Commissioner, Gonzalez: The new RHNA cycle will draw its data from the 2020 Census.
Commissioner, Nuno: How are Accessory Dwelling Units (ADUs) counted toward RHNA?
Senior Planner, Bu: Regardless of the type of dwelling unit (e.g.- single family residence,
apartment unit, ADU,etc.), each unit is counted as one (1) unit.
Director, Donavanik: Which income category would ADUs fall under?
Senior Planner, Bu: According to the San Gabriel Valley Council of Governments (SGVCOG)
ADUs are counted as at-market units. The unit would be considered an affordable unit if there
was a deed restriction limiting the affordability.
Motion: by Commissioner Peralta to adopt Planning Commission Resolution No. 3565
recommending City Council approval of the report and directing staff to transmit the report to
the Governor’s Office of Planning and Research and the State Department of Housing and
Community Development, seconded by Chair Wong. Motion carried 4-0.
15. Director’s Report –
Update on Cannabis Regulations
Community & Economic Development Deputy Director Mikaelian provides a PowerPoint
presentation on the City’s updated cannabis regulations.
Commissioner, Nuno: What percentage of sales tax funding will be distributed to the different
community benefits programs (e.g.- Parks & Recreation and public safety)?
Deputy Director, Mikaelian: It is too early in the process to determine that.
Commissioner, Gonzalez: Does the restriction that limits the proximity to schools and public
parks/facilities apply to neighboring cities?
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Deputy Director, Mikaelian: The initiative does not clearly define that and staff will further
examine the restriction and how it impacts neighboring cities.
Commissioner, Gonzalez: Are the requests to operate cannabis retail stores considered “new
applications” with regard to the previous applications for cultivation, manufacturing and/or
distribution?
Deputy Director, Mikaelian: Yes; however, the pool of applicants previously applied for a
cannabis cultivation, manufacturing and/or distribution permit with the City.
Deputy City Attorney, Vasquez: All applicants were required to have previously applied with the
City, before September 13, 2019, for a cannabis permit to cultivate, manufacture and/or
distribute.
Commissioner, Gonzalez:
address social equity?

Are there any social equity programs offered?

Do other cities

Deputy City Attorney, Vasquez: No, the City of El Monte cannabis requirements do not address
social equity. The City of Los Angeles is facing a lot of challenges with administratively
executing social equity programs.
Chair, Wong: What is the review and approval process? How soon do we expect the first retail
store to open?
Deputy Director, Mikaelian: Retail stores would be allowed by-right. Cases that include
entitlement requests, such as the request to construct a new building, would require Planning
Commission approval.
Director, Donavanik: If the only license that is requested is for “retail”, the first retail store would
probably open in fall or winter of 2020. There are many applications requesting multiple
entitlements to cultivate, manufacture, and sell in the City.
Deputy City Attorney, Vasquez: Micro-businesses licenses are offered by the State to allow
people to operate various cannabis-related business functions.
Commissioner, Nuno: It is projected that there will only be a maximum of six (6) cannabis
retailers in the City.
Deputy City Attorney, Vasquez: The six (6) cannabis retailers would comprise of businesses
with commercial storefronts and businesses that are delivery-only.
Chair, Wong: What was the criteria for determining eligible sites for cannabis businesses?
Deputy Director, Mikaelian: Schools, youth centers and other community centers were
identified as sensitive receptors.
Deputy City Attorney, Vasquez: The zoning provisions would designate and prohibit the
cannabis-related businesses in certain areas of the City.
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Commissioner, Nuno: Are there currently any applicants?
Director, Betty Donavanik: The application has not yet been released. It is anticipated to be
released on Monday, March 2nd.
Deputy City Attorney, Vasquez: March 2nd is the last day that the City is required to release the
application. Staff is still able to revise and refine the application prior to the deadline.
Commissioner, Nuno: What was the number of applicants that applied under the previous
ordinance for only cultivation/manufacturing/distribution?
Deputy City Attorney, Vasquez: There were a total of five (5) applicants that were granted
Conditional Use Permits (CUPs) and over 30 applications overall.
Update on Accessory Dwelling Unit (ADU) Ordinance
Community & Economic Development Deputy Director Mikaelian provides PowerPoint
presentation on the City’s updated ADU regulations.
Deputy City Attorney, Vasquez: The State legislation for ADUs is still evolving and Staff is
waiting of further guidance from different advisory councils on how to regulate them.
Commissioner, Peralta: Would an ADU garage conversion be possible if the project did not
comply with the required 4-foot side yard setback requirement?
Deputy Director, Mikaelian: An ADU garage conversion would be possible if it met all building
and fire codes.
Commissioner, Gonzalez: Has there been an analysis on how ADUs will impact the City? How
will the City address opposition from the community?
Deputy Director, Mikaelian: There may be an increase of up to 100 ADUs within the next year.
Director, Donavanik: Parking is one of the City’s main concerns.
Deputy City Attorney, Vasquez: The State is facilitating the production of ADUs to help densify
and provide additional housing for cities.
Commissioner, Gonzalez: Does the City have a lobbyist for matters such as ADUs?
Deputy City Attorney, Vasquez: Yes, a lobbyist is utilized on a case-by-case basis.
Chair, Wong: What are the minimum size requirements for ADUs?
Deputy City Attorney, Vasquez: The State ADU provisions allow “efficiency-units” with a
minimum floor area of 150 square feet.
Chair, Wong: What are the core design requirements for ADU garage conversions?
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Deputy Director, Mikaelian: Design requirements focus on the garage door and other areas
that are visible from the street, to enhance and match or compliment the existing design of the
overall property. Landscaping is required between the ADU and driveway.
16. City Attorney’s Report –
New Housing Legislation for 2020
Deputy City Attorney, Vasquez provides PowerPoint presentation on new State housing
legislations.
Director, Donavanik: Would the new State legislations all require city code amendments?
Deputy City Attorney, Vasquez: Most of them can be implemented administratively. Provisions
that allow increased density will require a code amendment.
Commissioner, Gonzalez: Is there a need to hire additional staff to assist with housing-related
matters?
Director, Donavanik: The City is able to hire outside consultants on an as needed-basis.
Chair, Wong: When did the new State provisions become effective?
Deputy City Attorney, Vasquez: Some of them were effective under emergency provisions in
2019 and a majority was passed in January 2020.
17. Commissioner Comments –
Commissioner Gonzalez mentioned that there will be a workshop/training for attorneys and
planning commissioners for the upcoming week.
Commissioner Wong inquired on the next steps for Fletcher Park and Progress Brewery and if
there were any roadway redesign or traffic cooling measures planned for Merced Avenue due
to a recent accident that occurred.
Director, Donavanik: Staff will follow up with the Commission regarding the next steps for
Fletcher Park and the accident that occurred on Merced Avenue. Progress Brewery is
anticipated to open sometime in March.
Director, Donavanik: Announced for the upcoming Saturday, that the City will be hosting the
groundbreaking for sidewalk improvements along Ramona Boulevard and Durfee Avenue at
Maclaren Hall at 10:00 a.m. and the Gibson Skate Park groundbreaking at 11:30 a.m.
Director, Donavanik: Announced that Jason Mikaelian has been promoted to the City’s Deputy
Director for the Community and Economic Development Department and that Tony Bu was
promoted to Senior Planner for the Planning Division.
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18. Adjournment
Meeting adjourned at 8:46 p.m.

Respectfully submitted,
____________________________________
Planning Commission Chairperson
Amy Wong

____________________________________
Planning Commission Secretary
Jason Mikaelian, AICP
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PLANNING COMMISSION MINUTES
ACTION MINUTES FOR THE PLANNING COMMISSION MEETING HELD ON
TUESDAY, MARCH 10, 2020 AT CITY HALL COUNCIL CHAMBERS
11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA
1. Call Meeting to Order – Meeting was called to order by Chair Wong at 7:05 p.m.
2. Flag Salute – The Flag Salute was led by Commissioner Cruz.
3. Roll Call – The roll call was led by Director Donavanik.
Commissioners present: Cruz, Nuño, Wong and Peralta
Commissioners absent: Gonzalez
Staff present: Community and Economic Development Director Donavanik
Deputy City Attorney Vasquez
Senior Planner Lee
4. Approval of Agenda:
Motion: by Commissioner Peralta to approve agenda. The motion seconded by Commissioner
Cruz.
Motion carried 4 - 0.
5. Commission Disclosures:
None.
6. Public Comments:
None.
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CONSENT CALENDAR
7. Approval of Consent Calendar Items No. 7: January 21, 2020 Planning Commission
Minutes
8. Approval of Consent Calendar Items No. 8: January 21, 2020 and February 25, 2020
Modification Committee Minutes

Motion: by Commissioner Peralta to approve the January 21, 2020 Planning Commission
minutes and the January 21, 2020 and February 25, 2020 Modification Committee meeting
minutes, seconded by Chair Wong.
Motion carried 4 - 0.
PUBLIC HEARINGS
9. Tentative Parcel Map No. 82423 – 5232 Hammill Road
The applicant is requesting the approval of Tentative Parcel Map No. 82423 to subdivide an
existing 25,985 square foot lot into three (3) separate parcels to accommodate two (2) new onestory dwelling units and one (1) common driveway. The subject property is located in the R-1B
(Single-Family Residential) zone. The request is made pursuant to Title 16.12 (Subdivisions) of
the El Monte Municipal Code (EMMC).
Note: Senior Planner Lee informed the Planning Commission and everyone present that staff
recommends that Item no. 9 be continued to the March 24, 2020 Planning Commission
Meeting.
Motion: by Commissioner Peralta to continue the item to the March 24, 2020 Planning
Commission Meeting, seconded by Commissioner Wong.
Motion carried 4-0.
10. General Plan Amendment No. 03-19, Zone Change No. 01-19, Vesting Tentative Tract
Map No. 82797, Conditional Use Permit No. 20-19, Variance 03-19, & Modifications 28-19,
29-19, 30-19, and 36-19 - 3630, 3640, and 3700 Cypress Avenue and 11312 Orchard Street
Project - The Project proposes a residential community consisting of 110 three-story
townhomes, at a density of 21.57 DU/net AC. All existing on-site improvements (approximately
159,100 SF) on the 5.69-gross-acre site would be demolished and replaced with the proposed
community. Street dedications are proposed along Iris Lane and Orchard Street for 30-foot halfwidth streets, resulting in a Project site of 5.10 net acres. The Project proposes approximately
71,415 SF of open space, including private open space (in the form of enclosed courtyards on
approximately 84 of the 110 units), “usable” common open space, “other” landscaped common
open space, walkways and “community trails,” a tot lot, and exercise equipment. A total of 271
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off-street parking spaces are proposed, including 220 within two-car garages with direct access
to each dwelling unit.
Requested Entitlements - Entitlements requested include:
General Plan Amendment to change the subject site’s land use designation from
Industrial/Business Park and Medium-Density Residential to High-Density Residential;
Zone Change to change the subject site’s zoning designation from M-2 and R-3 to R-4;
Vesting Tentative Tract Map to consolidate all parcels and subdivide for 110 residential units;
Conditional Use Permit for the construction of three or more dwelling units;
Variance to deviate from minimum private common and private open space requirements; and
Modifications to deviate from off-street parking requirements, front yard setbacks, wall heights,
and floor area ratio.
Note: Senior Planner Lee informed the Planning Commission and everyone present that staff
recommends that Item no. 10 be continued to the March 24, 2020 Planning Commission
Meeting.
Motion: by Commissioner Nuño to continue the item to the March 24, 2020 Planning
Commission Meeting, seconded by Commissioner Peralta.
Motion carried 4-0.
REGULAR AGENDA
11. General Plan Conformity Report (GPC) No. 01-20 Pursuant to California Government
Code Section 65402
General Plan Conformity Report for the City of El Monte’s acquisition of real property located at
3701 Santa Anita Avenue.
Director Donavanik provided a powerpoint presentation.
Commissioner Cruz Comments/Questions related to:
 Would complete open space and restroom facilities that catered to bike riders be
provided (Staff responded that full plans for the property have not been prepared and
this item being considered is to determine general plan conformity for acquisition of the
site, but it is anticipated that there would be passive open space and bike repair/air
inflation facilities).
Commissioner Nuño Comments/ Questions related to:
 Would Valley Boulevard be widened as part of the proposed project (Staff confirmed that
Valley Boulevard would be widened).
 Would the Main Street portion be closed (Staff responded that at this time it is too early
to determine if Main Street will be closed but further traffic studies will be conducted).
Chair Wong Comments/Questions related to:
 Would a bike lane be included as part of the widening of Valley Boulevard? (Staff
responded that it depends on the circulation pattern, but it appears that there may not
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provide for enough space for the addition of a bike lane, however, it would be considered
with the bike master plan in the future).
Motion: by Commissioner Peralta recommending City Council approval of General Plan
Conformity No approve GPC No. 01-20, seconded by Commissioner Cruz. Motion carried 4-0.
12. General Plan Conformity Report (GPC) No. 02-20 Pursuant to California Government
Code Sections 37361 and 65402
General Plan Conformity Report for the City of El Monte’s acquisition of real property located at
12159 Cherrylee Drive
Director Donavanik provided a powerpoint presentation.
Commissioner Cruz Comments/Questions related to:
 Feedback of residents from initial community outreach meetings during the moratorium
(Staff responded that residents were pleased with the overall regulations as staff worked
with the residents for two years which resulted in keeping the large open lots (ranging
from 15,000 sf to 30,000 sf in size) to preserve equestrian uses and prohibited planned
unit developments).
Chair Wong Comments/Questions related to:
 Confirmed that the lot would be used for equestrian and agricultural purposes as
opposed to the development or subdivision of the property into three lots (Staff confirmed
that is the potential plan, community outreach will be conducted to obtain feedback from
residents in the area).
 Property owner is supportive subject site as open space (Staff answered yes).
 How soon would the public outreach meeting take place (Staff estimated summer time).
Motion: by Commissioner Nuño recommending City Council approval of GPC No. 02-20,
seconded by Commissioner Wong. Motion carried 4-0.
13. Director’s Report – Ribbon cutting scheduled for a new Ramen Restaurant on Ramona
Boulevard and a new Tae Kwon Do studio on Main Street has been postponed due to the
COVID-19 virus. City’s plan at this time is to only conduct necessary public meetings.
14. City Attorney’s Report – None.
15. Commissioner Comments – Commissioner Cruz thanked the City for the opportunity to
attend the Planning Commissioner workshop. First, he informed the commission and staff that
he learned that other cities face similar issues as El Monte and that El Monte is ahead in
addressing issues. Second, he learned that another City Council had so many problems they
let go of all of their planning staff. Additionally, he indicated that he needs to learn more about
acronyms and funding from the state programs. Lastly, he indicated that he enjoyed meeting
other planners.
Commissioner Wong thanked the City for the opportunity to attend the Planning Commissioners
academy. She realized that the City is unique, there were only a handful of commissioners
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from Southern California at the academy. While she learned about general plans, specific
plans, she was inspired to refer back to 2011 Vision El Monte General Plan and appreciates the
vision for a City as unique as El Monte. Additionally, she appreciates the general plan policy
recommendations and the work done at Planning Commission meetings that make the vision a
reality.
16. Adjournment
Meeting adjourned at 7:34 p.m.

Respectfully submitted,
____________________________________
Planning Commission Chairperson
Amy Wong

____________________________________
Planning Commission Secretary
Jason Mikaelian, AICP
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STAFF REPORT

APRIL 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

MARLENE VEGA
PLANNING AIDE

SUBJECT:

TIME EXTENSION FOR MODIFICATION NO. 15-18

LOCATION:

3933-3935 EUNICE AVENUE

APPLICANT:

RICHARD MOH
309 HELLMAN AVENUE
ALHAMBRA, CA 91801

PROPERTY OWNER:

JENNIFER FENG
4140 IRIS CIRCLE
LA VERNCE, CA 91750

RECOMMENDATION:

APPROVE TIME EXTENSION FOR MODIFICATION NO.
15-18 FOR AN ADDITIONAL 12 MONTHS

BACKGROUND / REQUEST:
On August 28, 2018, the Modification Committee approved Modification No. 15-18 to
construct two (2) detached two-story dwelling units with a reduced side yard setback
from 10 feet to five (5) feet. The applicant is requesting a 12-month extension of the
approved entitlements to allow additional time to obtain the required permits to begin
construction.
Furthermore, plans are currently submitted to the Public Works
Department/Engineering Division for review.
STAFF RECOMMENDATION:
Approve the time extension for Modification No. 15-18 with a new expiration date of
September 7, 2020.
ATTACHMENT:
A. Time Extension Request from Applicant
3933 & 3935 Eunice Avenue
Modification No. 15-18

STAFF REPORT

APRIL 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

TONY BU
SENIOR PLANNER

SUBJECT:

TIME EXTENSION FOR DESIGN REVIEW NO. 04-18

LOCATION:

10949 GARVEY AVENUE

APPLICANT:

TOMMY TRINH/NEW WORLD CONSTRUCTION
10661 LINDEN STREET
GARDEN GROVE, CA 92843

PROPERTY OWNER:

MCD HOLDINGS
18311 LINDEN STREET
FOUNTAIN VALLEY, CA 92708

RECOMMENDATION:

APPROVE TIME EXTENSION FOR DESIGN REVIEW NO.
04-18 FOR AN ADDITIONAL 12 MONTHS

BACKGROUND / REQUEST:
On September 25, 2018, the Planning Commission approved Design Review (DR)
No.04-18 to allow the construction of a new 3,367 square foot commercial building with
three (3) tenants. The applicant is now requesting a 12-month time extension to the
project’s entitlement. The extension is requested so that the applicant can finalize the
Water Quality Management plan with the City’s Public Works Department.
The
applicant intends on obtaining all requirement building permits and start construction
once a time extension has been approved.
STAFF RECOMMENDATION:
Approve the time extension for Design Review No. 04-19 with a new expiration date of
October 5, 2020.
ATTACHMENT:
A. Time Extension Request from Applicant
10949 Garvey Avenue
Time Extension for DR No. 04-18

STAFF REPORT

APRIL 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

SANDRA ELIAS
ASSISTANT PLANNER

SUBJECT:

CONDITIONAL USE PERMIT NO. 15-19

LOCATION:

11725 GARVEY AVENUE, UNIT C

APPLICANT:

OFELIA PEREZ
11725 GARVEY AVENUE, UNIT C
EL MONTE, CA 91732

PROPERTY OWNER:

JENDO ERMI LP
10722 BEVERLY BOULEVARD
WHITTIER, CA 90601

ENVIRONMENTAL
DETERMINATION:

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

RECOMMENDATION:

ADOPT A CATEGORICAL EXEMPTION UNDER SECTION
15301 (CLASS 1 - EXISTING FACILITIES) AND APPROVE
CONDITIONAL USE PERMIT NO. 15-19, SUBJECT TO
CONDITIONS

REQUEST:
The Applicant requests approval of Conditional Use Permit No. 15-19 to allow the onsale of beer and wine (Type 41 ABC License) to restaurant patrons in conjunction with
meal service at an existing restaurant (approximately 3,107 square feet) located at
11725 Garvey Avenue, Unit C. The subject site is located in the C-3 (General
Commercial) zone. The request is made pursuant to Chapter 17.24 of the El Monte
Municipal Code (EMMC).

11725 Garvey Avenue, Unit C
CUP No. 15-19 (Page 1)

Location:

North of Garvey Avenue, West of Mountain View Road &
South of Valley Boulevard

General Plan:

General-Commercial

Zone:

C-3 (General Commercial)

Street Frontage:

699.18 feet (Garvey Ave.), 352.04 feet (Mountain View Rd.),
& 540 feet (Valley Blvd.)

Property Size:

312,760 SF

Existing Improvements:

55,000 SF market, 5,050 SF laundry use, 12,000 SF multitenant use, 4,390 SF multi-tenant use, 3,500 SF multi-tenant
use, 4,800 SF multi-tenant use, & 7,075 SF multi-tenant use.

SURROUNDING PROPERTIES:
General Plan:

Zoning:

Land Use:

North:

General Commercial

C-3 (General Commercial)

Retail/commercial

South:

Mixed/Multi-Use

Mixed/Multi-Use

Retail/commercial &
multi-family residences

East:

General Commercial

C-3 (General Commercial)

Retail/commercial

West:

Medium-Density
Residential/Mixed/MultiUse

R-3 (Medium-Density/MultiFamily)/Mixed/Multi-Use

Multi-family residences
& Single-family
residences

ZONING AND AERIAL PHOTO:

GARVEY AVE
GARVEY AVE

N

N

AVENUE

11725 Garvey Avenue, Unit C
CUP No. 15-19 (Page 2)

Exhibit 1: Site Plan

N
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Exhibit 2: Floor Plan
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BACKGROUND:
The subject property is currently improved with a multi-tenant commercial development
with seven (7) buildings that were constructed between 1948 to1988. The existing
buildings include various uses such as a supermarket, auto-repair, and dining.
The City’s business license records indicate that the subject tenant space has been
occupied by La Victoria Restaurant since September 19, 2013. On June 12, 2019, the
applicant submitted a request to allow a Type 41 ABC License for the on-sale of beer
and wine. The serving of beer and wine within the 3,107 square foot tenant space will be
in conjunction with meal service and is ancillary to the primary use of a bona-fide
restaurant.
Site Circulation/Parking
The site has an area of 312,760 SF and is located at the intersections of Garvey Avenue
and Mountain View Road and Valley Boulevard and Mountain View road. The property
is an irregular-shaped corner lot with multi-driveway access along Garvey Avenue (three
(3) driveways), Mountain View Road (one (1) driveway), and Valley Boulevard (two (2)
driveways). There are a total of 390 parking spaces that serve the supermarket and
multi-tenant buildings that are currently operating at the project site. Furthermore, per
the EMMC Chapter 17.08 (Parking Requirements) the proposed CUP for on-sale of beer
and wine (Type 41 ABC License) does not require any additional parking demands for
the site.
Business Operations
La Victoria Restaurant has been operating as a restaurant at 11725 Garvey Avenue, Unit
C since September 2013. The existing 3,107 square foot tenant space is able to
accommodate approximately 18 tables and seating for approximately 80 patrons.
Current hours of operation are Sunday through Thursday 10:00 a.m. to 10:00 p.m. and
Friday through Saturday 10:00 a.m. to 12:00 a.m. The restaurant has an average total of
10 daily employees with morning shifts that consists of four (4) employees and the
evening shift consisting of six (6) employees. In order to maintain a secure and
responsible atmosphere, it is the intention of the restaurant owner to ensure that
employees be educated in the responsible service of alcohol including Training for
Intervention Procedures (TIPS) certification prior to the handling of any alcoholic
products.
Floor Plan
Access to the existing 3,107 square foot restaurant is provided through the main
entrance along the eastern facing façade of the building and an additional entrance
exists along the north facing facade. In addition, an employee-only entryway is exists
along the west-facing facade of the building that leads directly to the restaurant’s storage
room in which beer and wine products will be stored. The employee entry-only door has
been conditioned to remain closed at all times when there are no deliveries or any other
activities that are conducive to the restaurant operations. In addition, Staff has
conditioned that an air curtain device be installed above the employee entry-only
doorway as well as ensuring that controlled access to the restaurant through the
employee entry-only door remain locked and require a key for access.
11725 Garvey Avenue, Unit C
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See Exhibit 2 for the existing floor plan, which includes:
 1,555 SF of Dining Area;
 347 SF of restroom, office space, storage; and
 1,205 SF of kitchen/storage/prep-area.
PROJECT ANALYSIS:
2011 General Plan Consistency
The 2011 El Monte General Plan Land Use Element designates the subject site as
“General Commercial” and allows for a wide range of retail and service commercial uses
to serve the community and the region. Permitted uses include a range of retail
businesses, personal services, food and beverage establishments, hotel, and other
tourist uses, automotive sales and repair, retail, daycare centers, and professional
offices. The existing zoning designation, C-3, allows up to 0.75 FAR.
The proposed on-sale of beer and wine (in conjunction with meal service) is consistent
with following General Plan Land Use policies:



Policy LU- 2.7: Fiscal Stability. Implement redevelopment and revitalization
strategies (e.g.- economic development) that will achieve, as a major
consideration but not the only priority, greater fiscal stability for the city.
Policy LU- 4.4: Economic Development. Support the development of commercial
uses (both citywide and in strategic areas) that strengthen the economy.

Staff finds that the proposed request for ABC Type 41 License in conjunction with meal
service is consistent with the overall vision of the El Monte General Plan as it would
support/enhance the development of restaurant dining options adjacent to the eastern
end of one of the City’s major mixed-use corridors (Garvey Avenue). The proposed
project is expected to generate additional sales tax revenue for the City and is able to
foster additional economic interest/investment along the commercial corridor/district.
Zoning Code
The site is located at the intersections of Garvey Avenue & Mountain View Road and
Valley Boulevard & Mountain View road and is within the City’s C-3 (GeneralCommercial) zone. Per Section 17.24.040(50) of the EMMC, restaurants serving alcohol
in the C-3 (General-Commercial) zone are allowed to do so provided that a Conditional
Use Permit (CUP) is approved by the Planning Commission.
California Department of Alcohol Beverage Control (ABC)
As a part of the Alcoholic Beverage Control (ABC) License evaluation process, City Staff
contacted ABC for statistical information relating to all of the existing active ABC licenses
within the subject property’s census tract (Census Tract No. 4334.03). According to ABC,
there are at total of 4 existing ABC licenses and only four (4) are allowed within Census
Tract No. 4334.03. Therefore, ABC considers the census tract to have an overconcentration of ABC licenses and a finding of Public Convenience or Necessity is
required.
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Public Convenience and Necessity
According to ABC, the Census Tract No. 4334.03 has already reached the maximum
recommended number of licenses allotted to the census tract. Therefore, this request
would result in an over concentration of ABC licenses, and a finding of Public
Convenience or Necessity must be made by the governing body in order to obtain the
requested alcohol license from ABC.
Staff finds the proposed project can be supported with the finding of “Public
Convenience”. The nearest businesses to the subject site that provide alcohol sales
comprise of two (2) Type 40 licenses (on sale beer), one (1) Type 47 License (for onsale of beer, wine, and distilled spirits at a bona-fide eating place) and one (1) Type 58
License (Caterers Permit which allows the service of alcoholic beverages off-site). Staff
believes that the approval of the Type 41 ABC license will not directly nor indirectly
cause adverse impacts to the existing aforementioned businesses and surrounding
neighborhood.
Furthermore, the addition of on-site consumption of beer and wine to the existing
restaurant will enhance the dining services/experience for restaurant patrons, which is a
common ancillary use for full-service restaurants.
At the moment, no other
businesses/restaurants within Census Tract No. 4334.03 operate with a Type 41 ABC
license; thus, the approval of the request would provide additional convenience to the
immediate area/neighborhood by establishing a full-service restaurant. Conditions of
approval will be imposed onto the project’s approval to ensure orderly
commerce/business operations and public safety.
Safety & Security
The El Monte Police Department records indicate that the location proposed for the onsale of alcohol is not within a high crime rate reporting area. The Police Department did
not express concerns with the proposed request for on-sale of beer and wine so long as
appropriate surveillance covering the interior and exterior of the structure and proper
lighting are conditioned with the approval. Therefore, conditions have been added to the
project to require appropriate surveillance that will be accessible by the El Monte Police
Department and proper illumination. Additionally, two (2) private security guards will be
present at the site from 11:00 p.m. to 3:00 a.m. to ensure orderly safety and security.
CITY REVIEW PROCESS:
Staff and other City Departments and Divisions have reviewed the project through the
City’s internal review process. This review process enables the various City Departments
and Divisions (i.e. Planning, Building, Public Works/Engineering, and Police) to review
development proposals for conformity with the provisions established in the City’s
Municipal Code. Additionally, the review process ensures that each development
proposal is designed to be compatible with any existing structures onsite and/or the
neighboring properties. In turn, the quality and economic health of local residential,
commercial and industrial districts are maintained. The concerns and/or conditions of all
reviewing parties are included in the recommended conditions of approval. Public
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notices were mailed to all property owners within a 300-foot radius of the subject
property.
ENVIRONMENTAL REVIEW:
In accordance with the requirements of the California Environmental Quality Act (CEQA)
of 1970, as amended, this project is Categorically Exempt under Section 15301 (Class 1
– Existing Facilities) of the CEQA Guidelines, as amended.
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Section 6 of the draft resolution contains the recommended findings and
Section 7 contains conditions of approval for the Planning Commission’s consideration.
RECOMMENDATION:
Staff recommends that the Planning Commission evaluate the proposal and consider the
following Actions:
1. Adopt a Categorical Exemption under Section 15301 (Class 1 – Existing Facilities)
pursuant to the California Environmental Quality Act and Guidelines, as amended;
2. Make a finding of a Public Convenience or Necessity; and
3. Approve Conditional Use Permit No. 15-19, subject to the recommended
Conditions of Approval contained in Section 7 of the attached Resolution and any
additional conditions that the Planning Commission may wish to impose; and

ATTACHMENTS:
A. Resolution No. 3569, with Findings, Conditions of Approval
B. Project Plans
C. Public Hearing Notice, Radius Map, & Photo of Public Notice Posting
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RESOLUTION NO. 3569

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING CONDITIONAL
USE PERMIT NO. 15-19 (TO ALLOW THE ANCILLARY
ON-SALE OF BEER AND WINE (TYPE 41 ABC LICENSE))
IN CONJUNCTION TO MEAL SERVICE AT AN EXISTING
RESTAURANT LOCATED IN THE C-3 (GENERAL
COMMERCIAL) ZONE AND ADOPTING A CATEGORICAL
EXEMPTION FOR THE SITE LOCATED AT 11725
GARVEY AVENUE, UNIT C, EL MONTE, CALIFORNIA

The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION.

On June 12, 2019, Ofelia

Perez, 11725 Garvey Avenue, Unit C, El Monte, CA 91732, filed an application for Conditional Use Permit No. 15-19 to allow the on-sale of beer and wine (Type 41 ABC license) in conjunction with meal service and is ancillary to the primary use of bona-fide
restaurant.
SECTION 2 – PUBLIC HEARING.

The request is made pursuant to

Chapter 17.24 of the El Monte Municipal Code (EMMC). The property is located at
11725 Garvey Avenue, Unit C, and described as follows, to-wit:
APN: 8565-016-001
Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider Conditional Use Permit No. 15-19 before this Planning Commission on
April 29, 2020 at which time, all interested persons were given full opportunity to be
heard and present evidence.
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SECTION 3 - ZONING.

The site is located on the northwest corner of

Garvey Avenue and Mountain View Road. The property is zoned C-3 (General Commercial) and is improved with seven (7) structures consisting of the following: an approximate 55,000 square foot market, a 5,050 square foot laundry use, 12,000 square
foot multi-tenant use, 4,390 square foot multi-tenant use, 3,500 square foot multi-tenant
use, 4,800 square foot multi-tenant use, and a 7,075 square foot multi-tenant use. The
surrounding zoning and land use of the adjacent properties are as follows:
North:
South:
East:
West:

C-3; Retail/commercial
MMU; Retail/commercial & multi-family residences
C-3; Retail/commercial
R-3/MMU; Multi-family residences & single-family residences
SECTION 4 - ENVIRONMENTAL. In accordance with the criteria and au-

thority contained in the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined the project to be Categorically Exempt by Article 19 Section 15301 (Class 1 – Existing Facilities) in accordance with the requirements of the State CEQA Guidelines. No further environmental assessment is required.
SECTION 5 - GENERAL PLAN. The General Plan land use designation
is General Commercial. The General Commercial General Plan land use designation
and allows for a Floor Area Ratio (FAR) of 0.75. The existing structures consist of approximately 0.29, which is below the permitted FAR. The General Commercial land use
designation allows for a wide range of retail and service commercial uses to serve the
community and the region. Permitted uses include a range of retail businesses, personal services, food and beverage establishments, hotel, and other tourist uses, auto-

RESOLUTION NO. 3569 | 2

motive sales and repair, retail, daycare centers, and professional offices. The proposed
on-sale of beer and wine (in conjunction with meal service) is consistent with the General Commercial General Plan land use designation.
SECTION 6 – CONDITIONAL USE PERMIT FINDINGS.

All necessary

findings for the granting of Conditional Use Permit No. 15-19 (to allow an on-sale of
beer and wine), pursuant to Chapter 17.24 of the El Monte Municipal Code (EMMC) can
be made in a positive manner and are as follows:
A. The granting of such Conditional Use Permit will not be detrimental to the public
health or welfare or be injurious to the property or to improvements in such zone or
vicinity.
Finding of Fact:
The granting of Conditional Use Permit No. 15-19 would support/enhance the development of restaurant dining options adjacent to the eastern end of one of the City’s
major mixed-use corridors (Garvey Avenue). Additionally, the use of video surveillance, private security and lighting at the site will adequately monitor all activity to
ensure that the health and welfare of the public is not impacted.
B. The use applied for at the location is properly one for which a conditional use permit
is authorized.
Finding of Fact:
The site is zoned under the C-3 (General Commercial) zone and is improved with
seven (7) structures consisting of the following: an approximate 55,000 square foot
market, a 5,050 square foot laundry use, 12,000 square foot multi-tenant use, 4,390
square foot multi-tenant use, 3,500 square foot multi-tenant use, 4,800 square foot
multi-tenant use, and a 7,075 square foot multi-tenant use. Furthermore, the General
Commercial zone allows for restaurants to establish alcohol sales (with a Type 41
ABC license) upon the approval of a conditional use permit.
C. The site for the proposed use is adequate in size and shape to accommodate said
uses; and that all yards, spaces, walls, fences, parking, loading, landscaping and
other features required to adjust said use with the land and surrounding uses are
provided.
Finding of Fact:
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The existing multi-tenant commercial building complies with the EMMC and is adequate in size and shape to accommodate the proposed use. The existing building is
below the maximum allowable FAR and provides adequate parking and loading
space throughout the site. In addition, conditions are placed onto the approval of the
project to ensure that, when in operation, the Type 41 ABC License will not have a
negative impact on the site’s amenities and surrounding land uses.
D. The site abuts streets and highways adequate in width and pavement type to carry
the kind of traffic generated by the proposed uses
Finding of Fact:
The site is located at the northwest intersection of Garvey Avenue and Mountain
View Road with multi-driveway access from both roads. Garvey Avenue is considered to be the site’s main vehicular access point. The City’s General Plan classifies
Garvey Avenue as a “Major Arterial” and Mountain View Road as a “Collector
Street.” Both Garvey Avenue and Mountain View Road fulfill the standard design
requirements for their classification. Additionally, they are capable of accommodating the amount and intensity of traffic that the project site would generate.
E. The granting of such Conditional Use Permit will not adversely affect the purpose,
goals, and policies of the El Monte General Plan of 2011.
Finding of Fact:
The granting of Conditional Use Permit No. 15-19 would support/enhance the
development of restaurant dining options adjacent to the eastern end of one of the
City’s major mixed-use corridors (Garvey Avenue). Additionally, the use of 24-hour
video surveillance, private security and lighting at the site will adequately monitor all
activity to ensure that the health and welfare of the public is not impacted. Furthermore, other conditions of approval have been placed onto the approval of the project
to ensure that, when in operation, the Type 41 ABC License will not have a negative
impact on the site’s amenities and surrounding land uses. The proposed on-sale of
beer and wine (in conjunction with meal service) is consistent with the General
Commercial General Plan land use designation and does not adversely affect to
purpose, goals, and polices.
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SECTION 7 – CONDITIONS OF APPROVAL. The Planning Commission
determines that the project is Categorically Exempt under Article 19 Section 15301
(Class 1 - Existing Facilities) in accordance with the California Environmental Quality
Act (CEQA) of 1970 and the CEQA Guidelines, as amended, and does hereby approve
Conditional Use Permit No. 15-19 subject to the following conditions:
General
1. The approval is for Conditional Use Permit No. 15-19 (to allow the “on-sale” of beer
and wine (Type 41 ABC License)) in conjunction with an existing restaurant within an
approximate 3,107 square foot tenant space on a 312,760 square foot corner lot.
2. The project shall substantially conform to the site plan, floor plans and exterior elevations on file with the Planning Division.
3. The approval of the Conditional Use Permit shall be effective for a period of one (1)
year from the date of final approval by the City Planning Commission.
4. The applicant shall obtain all required approvals from the State Department of Alcohol Beverage Control (ABC) Board and provide such proof of approvals to the Planning Division prior to commencing the on-site sale of general alcohol.
5. Adherence to the conditions contained herein shall be demonstrated at all times. A
failure to comply may be cause for a review by the Planning Commission for potential revocation of the use permit approved herein pursuant to EMMC Section
17.24.100 (Revocation). Any complaints regarding issues with operations, pollution,
noise, etc. may be subject to the Planning Commission for further review and approval.
6. All City and LA County Fire Department standards and conditions shall be implemented prior to final inspection and prior to occupancy of the tenant space.
7. All applicable conditions shall be met or deemed to have been addressed by Planning Division prior to issuance of a certificate of occupancy.
Legal
8. By acceptance of the approval of the project by the City, the applicant shall defend,
indemnify, and hold harmless the City and its agents, officers, and employees from
any claim, action, or proceeding against the City or its agents, officers, and 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
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under applicable law. The City shall promptly notify the applicant of any claim, action, or proceeding and the City shall cooperate in any such defense.
9. The applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution prior to issuance of ABC approvals for the proposed project.
Maintenance
10. Subject to review and applicability by the Community & Economic Development Director, Public Works Director, and the City Attorney and to ensure ongoing compliance with the conditions of approval set forth under this resolution and to ensure that
the property and all improvements located thereupon are properly maintained, the
applicant (and the owner of the property upon which the authorized use and/or authorized improvements are located if different from the applicant) shall execute a
maintenance agreement with the City of El Monte which shall be recorded against
the property and which shall be in a form reasonably satisfactory to the City Attorney. The maintenance agreement shall contain covenants, conditions and restrictions relating to the following:
a. Compliance with ongoing operational conditions, requirements and restrictions, as applicable (including but not limited to hours of operation, security requirements, the proper storage and disposal of trash and debris, and/or
restrictions on certain uses, including uses determined by the Planning Commission (or the City Council upon appeal) to be incompatible or inconsistent
with any authorized uses; compliance with applicable State and/or federal
statutes and regulations, including but not limited to compliance with statutes
and regulations regarding the appropriate operating guidelines for certain
equipment (e.g., emissions standards, radio frequency emissions standards
etc.);
b. Ongoing maintenance, repair and upkeep of the property and all improvements located thereupon (including but not limited to controls on the proliferation of trash and debris about the property; the proper and timely removal
of graffiti; the timely maintenance, repair and upkeep of damaged, vandalized
and/or weathered buildings, structures and/or improvements; the timely
maintenance, repair and upkeep of exterior paint, parking striping, lighting
and irrigation fixtures, walls and fencing, publicly accessible bathrooms and
bathroom fixtures, landscaping and related landscape improvements and the
like, as applicable);
c. If the applicant and the owner of the property are different (e.g., if the applicant is a tenant or licensee of the property or any portion thereof), both the
applicant and the owner of the property shall be signatories to the maintenance agreement and both shall be jointly and severally liable for compliance
with its terms.
d. The maintenance agreement shall further provide that any party responsible
for complying with its terms shall not assign its ownership interest in the prop-
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erty or any interest in any lease, sublease, license or sublicense, unless the
prospective assignee agrees in writing to assume all of the duties and obligations and responsibilities set forth under the maintenance agreement.
e. The maintenance agreement shall contain provisions relating to the enforcement of its conditions by the City and shall also contain provisions authorizing
the City to recover costs and expenses which the City may incur arising out of
any enforcement and/or remediation efforts which the City may undertake in
order to cure any deficiency in maintenance, repair or upkeep or to enforce
any restrictions or conditions upon the use of the property. The maintenance
agreement shall further provide that any unreimbursed costs and/or expenses
incurred by the City to cure a deficiency in maintenance or to enforce use restrictions shall become a lien upon the property in an amount equivalent to
the actual costs and/or expense incurred by the City.
The execution and recordation of the maintenance agreement shall be a condition
precedent to the issuance of final approval for any construction permit related to this
entitlement.
11. Graffiti must be removed from any exterior surfaces of the structures and improvements on the property within 72 hours following the application of the graffiti. Graffiti
shall be removed by either painting over the evidence of such vandalism with a paint
which has been color-matched to the surface to which it is applied or graffiti may be
removed with solvents or detergents, as appropriate.
12. The site be kept free of weeds, trash, or other debris, and that abandoned vehicles
be promptly reported, pursuant to the Municipal Code and Los Angeles County Fire
and Health Codes at all times.
13. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other like
containers; and all such waste shall be removed from the premises on a routine basis, as provided under EMMC Chapter 8.20, by a solid waste hauler duly franchised
to provide such service to the property. Applicant shall divert fifty percent (50%) of its
solid waste through recycling services provided by a solid waste hauler duly franchised to provide such service to the property. Pending completion of all construction activities upon the property, surplus construction materials shall be stored so as
to be screened from view when not actually in use. All construction and demolition
debris shall be removed from the property in compliance with EMMC Chapter
8.20. The removal of all solid waste arising out of the construction and demolition
process shall be undertaken by a duly franchised solid waste hauler authorized to
provide solid waste services for construction and demolition projects within the City
of El Monte. The removal of all other wastes from the property shall be undertaken
by a duly franchised solid waste hauler authorized to provide solid waste services to
residential and commercial properties within the City of El Monte.
a. Except as otherwise authorized pending the completion of the construction
and demolition activities authorized under this resolution, solid waste contain-
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ers and bulky items may not be stored or maintained at locations designated
for parking and must be maintained in those locations designated for the temporary storage of solid waste and bulky items.
14. The applicant shall submit for review and approval, the design and specifications for
exterior site lighting fixtures. The fixtures shall be reviewed for quality, aesthetics, illumination values, and shall be decoratively and architecturally consistent with the
building design.
Operation Standards
15. All sales of alcohol shall be restricted to 10 a.m. to 10 p.m. (Sunday through Thursday) and 10:00 a.m. to 12:00 a.m. (Friday and Saturday). Hours of operation may
be extended for special events through a memorandum by the Community & Economic Development Director or designee.
16. The on-sale of alcohol shall be incidental to the principal business activity, and shall
comprise less than thirty percent (30%) of the gross receipts of the business in a
calendar year. The business shall keep written records of all sales, and shall provide those records upon request to City officials, so that the City shall have the ability to verify the business’ compliance with this condition. If the city determines that
the business is not operating as a restaurant, and/or is not complying with the requirements of this condition, such a determination shall be cause for revocation of
the Conditional Use Permits.
17. The employee entry-only door along the west-facing façade shall remain closed at
all times when there are no deliveries or any other activities that are conducive to the
restaurant operations.
18. The employee entry-only door along the west-facing façade shall include an air curtain device above the doorway as well as ensuring that the door remain locked and
require a key for access.
19. All public exit and entry doors for the tenant space shall be maintained in a working
condition and must be cleared for use during business hours at all times.
20. All employees selling or serving alcohol shall be required to participate in an alcohol
management training program prior to the operation of selling/serving alcohol.
21. The applicant shall be liable for costs to the City for dispatch calls and other PD
costs, up to a maximum of five hundred ($500.00) per incident relating to dispatch
calls caused by actions directly related to disorderly service or consumption of alcohol.
22. The applicant shall not sublease any portion of the space.
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23. The reproduction of sound which is audible outside of the premise that will materially
and adversely impact adjacent tenants shall not be permitted.
24. The interior of the building must remain visible from the outside. The windows shall
be clear to allow visibility into the business at all times.
25. Minimum drink requirements are prohibited.
26. Entrance/cover fees are prohibited for access into the restaurant at all times.
27. Customized lighting and sound system conductive of a nightclub atmosphere shall
be prohibited at all times.
28. The storage of equipment, materials, etc. of items unrelated to the restaurant business shall be removed from the premises. The storage of such items on the property is prohibited.
29. All public bathroom fixtures and equipment for the tenant space shall be maintained
in good working order and shall incorporate automatic flow control devices. Public
bathroom facilities shall be kept free of graffiti and etchings and shall be maintained
in a clean condition through routine maintenance and daily janitorial cleaning.
30. Live music/entertainment is not allowed.
Signage
31. A master sign plan shall be submitted within 60 days and approved for the property
prior to the issuance of any sign permits. All signs shall be of high quality and consistent with the City’s Comprehensive Design Guidelines. Cabinet signs and painted
wall signs shall be prohibited.
32. A sign permit for the subject business shall be obtained within 90 days.
33. Window signage shall not exceed 25 percent of the overall window area. Only signs
displaying the business name, operational status, and hours of operations may be
approved.
34. Signage/advertisements/promotions or any other displays promoting the sales of alcohol shall only occur within the restaurant tenant space and are prohibited anywhere outside of the building (including window mounted signs).
35. Signs shall be posted on the building and along the public frontage prohibiting outside consumption of alcohol or loitering around the premises of the site, in the parking lot, and sidewalks. Such signage shall include property/business management
contact information. The applicant shall submit a proposal to the Planning Division
for review and approval prior to installation of such signs.
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36. Banners are prohibited onsite at all times with an exception that banners that are in
compliance with the El Monte Sign Ordinance may be installed upon approval of a
Temporary Sign Permit by the Planning Division. Attachment of non-city approved
signs, banners, product signs, or advertisements to any light poles/standards on or
offsite is prohibited at all times.
Security
37. As a crime prevention measure, the subject site shall incorporate a High Definition
Recording camera surveillance system for the building interior and exterior. Proper
illumination at the site shall be maintained by installation of LED lighting. A plan
shall be submitted to the Police Department for review and approval prior to the issuance of the ABC license. The Police Department shall have the authority to make
changes to the plan as needed to enhance public safety. The surveillance system
must be set up for at a minimum of 30 days rotation period. All recordings must be
kept onsite for at least 45 calendar days and must be made available to a City Employee upon request. The system shall be maintained and operating at all times.
The system shall also be strategically placed to only focus on the subject property
and not on nearby properties.
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SECTION 8 – PLANNING COMMISSION APPROVAL. The Secretary of the
Planning Commission of the City of El Monte, California, shall certify to the adoption of
this resolution and shall cause a copy of the same to be forwarded to the applicant.

________________________________
Amy Wong, Chairperson
ATTEST:

_______________________________
Jason Mikaelian, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason Mikaelian, Secretary of the Planning Commission of the City of El Monte, do
hereby certify that the above and foregoing is a full, true, and correct copy of Resolution
No. 3569 adopted by the Planning Commission of the City of El Monte, at a regular
meeting by said Commission held on April, 29, 2020, by the following votes to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, Secretary
El Monte City Planning Commission
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4. ALL CONSTRUCTION SHALL COMPLY WITH THE APPLICABLE BUILDING CODES AND
LOCAL RESTRICTIONS.

BUILDING TOTAL AREA:
LOT AREA
CONSTRUCTION TYPE:
OCCUPANCY TYPE:
USE:
ZONNING:

3,106 SQ. FT.
12,600 SQ. FT.
COMMERCIAL / iNDUSTRIAL
-

VACINITY MAP

8. UPON PROJECT COMPLETION CONTRACTOR IS TO CLEAN WORK AREAS AND JOB SITE
THOROUGHLY SO AS TO REMOVE ALL CONSTRUCTION DUST, RESIDUE, AND DEBRIS.
9. DO NOT OBSTRUCT STREETS, SIDEWALKS, ALLEYS OR OTHER RIGHT-OF-WAY
WITHOUT FIRST OBTAINING PROPER PERMITS.
10. ALL CONSTRUCTION SHALL BE PERFORMED DURING THE HOURS OF 7:00 AM TO
8:00 PM M-F, 9:00 AM TO 8:00 PM SATURDAY. NO WORK IS TO OCCUR ON SUNDAYS
OR HOLIDAYS.
11. MINIMUM FLAME SPREAD CLASSIFICATION OF INTERIOR FINISH SHALL CONFORM TO
THE BUILDING CODE AND LOCAL GOVERNING BUILDING CODES/ORDINANCES.
12. PROJECT SHALL COMPLY TO THE 2016 CALIF. BUILDING CODE
THE 2016 CALIF. PLUMBING CODE, THE 2016 CALIF. ELECTRICAL CODE,
THE 2016 CALIF. MECHANICAL CODE, THE 2016 CALIF. ENERGY EFFICIENCY STDS.
OF THE CALIF. ENERGY COMMISSION.
13. SIGNS MUST BE INSTALED UNDER SEPERATE PERMIT.

FIRE PREVENTION NOTES

LEGEND
INTERIOR ELEVATION SHOWN
ELEVATION NUMBER
B
DRAWING NUMBER DRAWN ON

ROOM ELEVATION

LA VICTORIA

SECTION NUMBER
DRAWING NUMBER DRAWN ON

1- BEFORE MAKING A REQUEST FOR FINAL FIRE INSPECTION, PLEASE READ AND COMPLY
WITH THE APPLICABLE FIRE DEPARTMENT NOTES.
2- FIRE EXTINGUISHERS MUST BE INSTALLED PER FIRE DEPT. FIRE EXTINGUISHER POLICY.
START THE PLACEMENT OF FIRE EXTINGUISHER NEAR THE EXIT DOORS. MOUNT FIRE
EXTIGUISHER IN A VISIBLE AND ACCESSIBLE LOCATION, 3' TO 5' ABOVE THE FINISH
FLOOR TO THE HANDLE. BUILDINGS WITH MULTIPLE FLOORS MUST HAVE AT LEAST 1
FIRE EXTINGUISHER PER FLOOR. LIGHT HAZARD OCCUPANCIES REQUIRE "2A10BC" FIRE
EXTINGUISHERS. THE MAXIMUM COVERAGE AREA IS 5,000 SQ. FT. PER EXTINGUISHER
AND THE MAXIMUM TRAVEL DISTANCE IS 75'. ORDINARY HAZARD CCUPANCIES REQUIRE
"2-A-10BC" FIRE EXTINGUISHERS. THE MAXIMUM COVERAGE AREA IS 3,000 SQ. FT. PER
EXTINGUISHER AND THE MAXIMUM TRAVEL DISTANCE IS 75'. COMMERCIAL KITCHENS
REQUIRE FIRE EXTINGUISHERS WITH A MAXIMUM TRAVEL DISTANCE OF 30'.
3- PLANS FOR MODIFICATIONS TO EXISTING FIRE PROTECTION EQUIPMENT SUCH AS
STANDPIPES, SPRINKLER SYSTEMS AND FIRE ALARM SYSTEMS, SHALL BE SUBMITTED
TO THE BUILDING DIVISION AND APPROVED BY THE FIRE DEPARTMENT BEFORE THIS
EQUIPMENT IS ALTERED OR MODIFIED
4- THE FIRE ALARM AND/OR FIRE SPRINKLER MODIFICATIONS ARE PERMITTED SEPARATELY
BY THE FIRE DEPARTMENT. SUBMIT A MINIMUM OF 3 SETS OF DRAWINGS FOR REVIEW
AND APPROVAL PRIOR TO START OF INSTALLATION.
5- IN OCCUPANCY GROUP "A-3", "B", "F", "M" AND "S" BUILDINGS, IT IS REQUIRED THAT A
SIGN BE PLACED ABOVE THE MAIN ENTRANCE DOOR STATING: "THIS DOOR TO REMAIN
UNLOCKED DURING BUSINESS HOURS".
6 - ALL THE DOORS DESIGNATED AS EXITS, EXCEPT FOR THE MAIN ENTRANCE IN "A-3", "B",
"F", "M", "S" OCCUPANCIES MUST BE EQUIPED WITH PANIC HARDWARE.
7- ADDITIONAL EXIT SIGNS MAY BE REQUIRED AT TIME OF FINAL INSPECTION, IF THE
ONES ON THE PLANS DO NOT MEET THE INTENT OF THE CODE.
8- THE SUITE ADDRESS DESIGNATION MUST BE INSTALLED ON OR NEAR ALL EXIT DOORS
OF THE SUITE IN 3-INCH HIGH NUMBERS OR LETTERS CONTRASTING THE
BACKGROUND AND ON BACK OF REAR EXIT DOOR.
9- THE BUILDING ADDRESS NUMBERS SHALL BE PROVIDED AND MAINTAINED SO AS TO
BE PLAINLY VISIBLE AND LEGIBLE FROM THE STREET FRONTING THE PROPERTY. THE
NUMBERS SHALL BE MIN. 3" INCHES HIGH, 1" INCH WIDE WITH A 3/8" INCH STROKE.
FOR BUILDING SET BACK MORE THAN 150' FEET FROM THE STREET, THE NUMBERS
SHALL BE A MINIMUM 5" INCHES HIGH, 2" INCHES WIDE WITH A 1/2" INCH STROKE.
10-INTERIOR FINISH SHALL BE CLASS I AND PROVIDED IN ACCORDANCE WITH CFC.
AND DOCUMENTATION OF THIS WILL BE PROVIDED AT THE TIME OF INSPECTION.
11-THE MAIN EXIT SHALL COMPLY WITH 2016 CBC.

FULL HEIGHT SECTION

NOTES 3 & 57

EL MONTE, CA 91732

TENANT:

address :
11725 GARVEY AVE STE 6C

STC MANAGEMENT
10722 BEVERLY BLVD., SUITE P
WHITTIER, CA 90601, TEL: 562-695-1513
LA VICTORIA MEXICAN RESTAURANT
11725 GARVEY AVE STE 6C
EL MONTE, CA 91732

! These drawings and specifications, ideas, designs
and arrangements are, and shall remain, the property of
RESTAURANT DESIGN STUDIO
. No part shall be
copied, reproduced or otherwise used, directly or
indirectly, in whole or in part, in connection with any other
work or project without the written consent of
RESTAURANT DESIGN STUDIO
. Visual contact with
these drawings and/or specifications shall constitute a
prima facie evidence of acceptance of these restrictions.

OWNER:

5. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO LOCATE ALL EXISTING
MECHANICAL AND ELECTRICAL SERVICES AND DISTRIBUTION SYSTEMS WHETHER
SHOWN OR NOT, AND TO PROTECT THEM FROM DAMAGE. THE CONTRACTOR SHALL
BEAR ALL EXPENSE OR REPAIR OR REPLACEMENT OF UTILITIES OR OTHER PROPERTY
DAMAGED BY OPERATIONS IN CONJUNCTION WITH THE PERFORMANCE OF THE WORK.
7. CONTRACTOR IS TO CLEAN WORK AREAS ON A DAILY BASIS SO AS NOT TO
ACCUMULATE DEBRIS.

LA VICTORIA MEXICAN
RESTAURANT

PROJECT INFORMATION

c: 323.775.2515
w: restaurantdesignstudio.net e: tito@restaurantdesignstudio.net

3. ALL PLAN DIMENSIONS ARE FROM CENTER LINE OF STUD OR FACE OF FINISH
UNLESS OTHERWISE INDICATED.

FOOD SERVICE CONSTRACTORS

2. DIMENSIONS TAKE PRECEDENCE OVER DRAWINGS; DO NOT SCALE DRAWINGS TO
DETERMINE ANY LOCATION. THE OWNER SHALL BE NOTIFIED IF ANY DISCREPANCY
OCCURS PRIOR TO CONTINUING WITH WORK.

6055 E. WASHINGTON BLVD. STE. 445 COMMERCE, CA 90040

1. THE CONTRACTOR SHALL FIELD VERIFY ALL CONDITIONS AND DIMENSIONS PRIOR TO
ANY WORK AND SHALL BE RESPONSIBLE FOR ALL WORK AND MATERIALS INCLUDING
THAT FURNISHED BY SUBCONTRACTORS.
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HORIZONTAL
NOTE 57:
A- EXIT SIGNS SHALL BE INTERNALLY OR EXTERNALLY ILLUMINATED
B- EXIT SIGNS ILLUMINATED BY AN EXTARNAL SOURCE SHALL HAVE AN INTENSITY OF
NOT LESS THAN 5 FOOT CANDLES (54 LUX).
C- INTERNALLY ILLUMINATED SIGNS SHALL BE LISTED AND LABELED AND SHAL BE
INSTALLED IN ACCORDANCE WITH THE MANUFACTURER´S INSTRUCTIONS AND SECTION
2702.
D- EXIT SIGNS SHALL BE ILLUMINATED AT ALL TIMES, (1013,3)
E- EXIT SIGNS SHALL BE CONNECTED TO AN EMERGENCY POWER SYSTEM THAT WILL
PROVIDE AN ILLUMINATION OF NOT LESS THAN 90 MIN. IN CASE OF PRIMARY POWER
LOSS (1013.6.3)
F- EGRESS DOORS SHALL BE READILY OPENABLE FROM THE EGRESS SIDE WITHOUT THE
USE OF A KEY OR SPECIAL KNOWLEDGE OR EFFORT. SEE 1010.1.9.3 FOR EXCEPTIONS.
G- DOOR HANDLES LOCK AND OTHER OPERATING DEVICES SHALL BE INSTALLED AT A
MIN. 34" AND A MAX. 48" ABOVE THE FINISHED FLOOR.
H- THIS DOOR TO REMAIN UNLOCKEDWHEN BUILDING IS OCCUPIED.
I- ALL EGRESS DOOR OPERATION SHALL ALSO COMPLY WITH SECTION
1010.1.9-1010.1.9.12

LEGAL DESCRIPTION

SCOPE OF WORK
1.-

PURPOSE

SECTION

NOTE 3:
A- THE CONSTRUCTION SHALL NOT RESTRICT A FIVE -FOOT CLEAR
AND UNOBSTRUCTED ACCESS TO ANY WATER OR POWER DISTRIBUTION FACILITIES
(POWER POLES, PULLBOXES, TRANSFORMERS, VAULTS, PUMPS, VALVES, METERS,
APPURTENANCES, ETC.) OR TO THE LOCATION OF THE HOOK-UP. THE CONSTRUCTION
SHALL NOT BE LINES ARE LOCATED ON THE PROPERTY. FAILURE TO COMPLY MAY
CAUSE CONSTRUCTION DELAYS AND/OR ADDITIONAL EXPENSES.
B- AN APRPROVED SEISMIS GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL GAS
LINE ON THE DOWNSTREAM SIDE OF THE UTILITY METER AND BE RIGIDLY CONNECTED
TO THE EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING THE FUEL GAS
PIPING." (PER ORDINANCE 170, 158)(INCLUDES COMMERCIAL ADDITIONS AND TI WORK
OVER $10,000.) SEPARATE PLUMBING PERMIT IS REQUIRED.
C- PROVIDE ULTRA-LOW FLUSH WATER CLOSETS FOR ALL NEW CONSTRUCTION.
EXISTING SHOWER HEADS AND TOILETS MUST BE ADAPTED FOR LOW WATER
CONSUMPTION
D- A COPY OF THE EVALUATION REPORT AND/OR CONDITIONS OF LISTING SHALL BE
MADE AVAILABLE AT THE JOB SITE.
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CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con Sandra Elias (626) 258-8621
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

11725 Garvey Avenue, Unit C / APN: 8565-016-001 (A full legal description of the
property is on file in the office of the El Monte Planning Division)

APPLICATION:

Conditional Use Permit No. 15-19

REQUEST:

Conditional Use Permit No. 15-19 is requested to allow the on-sale of beer and wine
(Type 41 ABC License) to an existing 3,107 square foot restaurant that is located
within an approximate 7.18 acre (or 312,760 square foot) commercial shopping
center. The proposed on-sale of beer and wine will operate in conjunction with meal
service and is ancillary to the primary use of a bona-fide restaurant. The subject site
is located in the C-3 (General Commercial) zone. The request is made pursuant to
Section 17.24 of the El Monte Municipal Code (EMMC).

APPLICANT:

Ofelia Perez
11725 Garvey Avenue, #C
El Monte, CA 91732

PROPERTY OWNER:

Jendo Ermi LP
10722 Beverly Boulevard
Whittier, CA 90601

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: Wednesday, April 29, 2020
Time: 7:00 p.m.
Place: El Monte City Hall East – Council Chambers
11333 Valley Boulevard, El Monte, California 91731

Due to the COVID-19 “Stay in Place” order by the Governor of California,
the general public is encouraged to view the meeting remotely and to submit
public comments via e-mail or telephone.
To access in the Planning Commission meeting:
(1) View Channel 3 on your TV;
(2) View the City of El Monte’s Facebook Live at https://www.facebook.com/CityofElMonte/; and/or
(3) Call-in to (888) 204-5987 with access code: 8167975.
To participate in the Planning Commission meeting with questions or comments, utilize the following:
(A) Facebook Live – comments/questions can be submitted in real time;
(B) Call-in Conference Line – comments/questions can be submitted per the instructions at the beginning of the
meeting; and
(C) Email or Mail – All interested parties can submit questions/comments in advance to the
selias@elmonteca.gov or mailed to Sandra Elias; E Monte City Hall West; 11333 Valley Boulevard; El Monte,
CA 91731
(Continued on the reverse side)

Public comments on the environmental documentation or proposed application 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.
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 (either orally or in writing) at the public hearing described in this
notice.
Americans with Disabilities Act Compliance:
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.
Additional questions:
Please contact Sandra Elias at (626) 258-8626 or selias@elmonteca.gov, Monday through Thursday,
except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m.
Published and mailed on: Thursday, April 16, 2020
By: Jason C. Mikaelian, AICP, City of El Monte Planning Commission Secretary
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11725 Garvey Avenue, Unit C – Public Notice Site Posting

STAFF REPORT

APRIL 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

SANDRA ELIAS
ASSISTANT PLANNER

APPLICATION:

TENTATIVE PARCEL MAP NO. 82423

LOCATION:

5232 HAMMILL ROAD

APPLICANT/
PROPERTY OWNER:

MR. WAI-MING LI
5460 N. PECK ROAD, SUITE K
ARCADIA, CA 91006

ENVIRONMENTAL
DETERMINATION:

ARTICLE 19 - CATEGORICAL EXEMPTION SECTION 15315
(CLASS 15 – MINOR LAND DIVISIONS) IN ACCORDANCE
WITH THE REQUIREMENTS OF THE CALIFORNIA
ENVIRONMENTAL QUALITY ACT OF 1970 AND THE CEQA
GUIDELINES.

RECOMMENDATION:

ADOPT A CATEGORICAL EXEMPTION AND APPROVE
TENTATIVE PARCEL MAP NO. 82423 SUBJECT TO
CONDITIONS.

REQUEST:
The applicant is requesting the approval of Tentative Parcel Map No. 82423 to subdivide
an existing 25,985 square foot lot into three (3) separate parcels to accommodate two (2)
new one-story dwelling units and one (1) common driveway. The subject property is
located in the R-1B (Single-Family Residential) zone. The request is made pursuant to Title
16.12 (Subdivisions) of the El Monte Municipal Code (EMMC).

5232 HAMMILL ROAD
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SUBJECT PROPERTY:
Location:
General Plan:
Zone:
Street Frontage:
Size:
Existing Development:

North of Hemlock Street, East of Hammill Road
Low Density Residential
R-1B (Single-Family Residential) Zone
Hammill Road: 90 feet
25,985 square feet
One single family dwelling, detached garage, swimming
pool, and pool house to be demolished

SURROUNDING PROPERTIES:
Zoning:
North
East
South
West

R-1B
R-1B
R-1B
R-1B

General Plan:

Land Use:

Low Density Residential
Low Density Residential
Low Density Residential
Low Density Residential

Single-Family Residential
Single-Family Residential
Single-Family Residential
Single-Family Residential

ZONING AND AERIAL PHOTO:

N

N
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Exhibit 1: Site Plan

Exhibit 2: Conceptual Landscape Plan
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Exhibit 3: Proposed Elevations
Parcel 1 (Unit 1 – Facing Hammill Road (west elevation) :

Parcel 2 (Unit 2 – Facing Hammill Road (west elevation) :

5232 HAMMILL ROAD
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PROJECT CHARACTERISTICS:
Site Development
The proposed project will subdivide a 25,985 square foot lot to allow for the construction
of two (2) new one-story residential dwellings on individual lots and one (1) lot that will
serve as a common driveway and open space for both units. As shown on Exhibit 1,
the project will be subdivided as follows:




Parcel No. 1: 8,122 square feet to be developed with a 2,591 square foot, onestory residence with an attached 629 square foot three-car garage;
Parcel No. 2: 8,205 square feet to be developed with a 2,591 square foot, onestory residence with an attached 629 square foot three-car garage.
Parcel No. 3: 9,658 square feet to be developed as the common access for Lot
Nos. 1 and 2.

The subject property is currently developed with a one-story, single-family residence,
detached garage, swimming pool, and pool house that will be demolished.
Architectural Design
The proposed development is designed in a Modern architectural style. Both units are
one-story in height and are designed with low-pitched gable roof forms with clerestory
windows. The windows incorporate simple geometric forms and are generously
integrated on each elevation to allow for ample natural light. Chimneys are proposed
with each of the dwellings and include masonry veneer. Modern, sleek garage doors
complement the aesthetic of the structures. The dwelling fronting Hammill Road will be
finished with a combination of stucco and masonry veneer. Covered patios are included
and located at the rear of each of the structures.
Parking and Circulation
The project site has approximately 90 feet of street frontage along Hammill Road.
Direct access to the site will be provided from Hammill Road, a local street, via a 20 foot
wide common driveway. The common driveway has been designed to comply with the
access and circulation requirements of the Los Angeles County Fire Department and
the requirements of the City of El Monte Public Works Department. The interior walkway
provides pedestrian circulation from the sidewalk and connects to the points of entry of
the two (2) units and through the common areas.
Each residence provides a three (3)-car garage attached to the proposed unit. The
proposed parking complies with the minimum requirements outlined in Chapter 17.08 of
the EMMC.
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Landscaping
As shown on Exhibit 2, landscaping will be provided throughout the development. A
tree survey and appraisal report was provided by an ISA Certified Arborist (Attachment
E). Five (5) Heritage Trees are proposed for removal. It should be noted that the initial
request included the removal of six (6) Heritage Trees. The additional tree is a
Ligustrum japonicum (Japanese Privet). Staff is requiring the tree be preserved. An
evaluation of the condition of each of the trees was included in the tree survey with a
rating of: Excellent, Good, Fair, Poor, Very Poor, and Dead. The five (5) Heritage trees
proposed for removal are listed below with the corresponding rating:






Ligustrum japonicum (Japanese Privet) – Poor
Schinus terebinthifolius (Brazilian Pepper) – Very Poor
Schinus terebinthifolius (Brazilian Pepper) – Very Poor
Liquidambar styraciflua (Sweetgum) – Very Poor
Sambucus canadensis (American Elderberry) – Very Poor

Staff will work with the applicant on the required replacement trees at the ratio of 2:1 as
required per El Monte Municipal Code (EMMC) Chapter 14.03; to the extent feasible.
Ten (10) 36-inch box trees are included in the conceptual landscape plan in addition to
an assortment of 24-inch box trees, an edible garden with herbs and vegetables, and
landscaping throughout the site.
The Applicant will be required to submit a full landscape plan depicting all proposed
plant types/materials to the Planning Division for review and approval. The landscape
plan shall be designed to comply with Sections 17.10 and 17.11 of the EMMC in
regards to landscape requirements and water efficiency. The Applicant will also be
conditioned to meet all required landscape requirements as well as the Model Water
Efficient Landscape Ordinance (MWELO), as conditioned.
Fences and Walls
The project proposes new fencing along the front property line and an automatic gate at
the driveway entrance. A 3’-6” high composite wood fence will be provided along the
front property line. Along the southern property line, a 3’-6” composite wood fence will
be provided within the first 20 feet and will transition to 6’-0” for the remainder of the
southern property line. The existing perimeter walls located along the northern and rear
property lines will remain.
PROJECT ANALYSIS:
2011 General Plan Consistency
The 2011 El Monte General Plan land use designation for Low Density Residential is
intended for single-family detached residential land uses and development that allow
from 0.1 to 6.0 residential dwelling units per acre. The proposed two (2) unit
development, with a density of 2.66 units per acre, meets the intent of the General Plan.
5232 HAMMILL ROAD
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Specifically, the project is consistent with the following Land Use Element, Housing
Element and Community Design Element objectives:










LU-4.1: Housing Opportunities. Support a range of types and prices of housing
available to all economic segments of the community, in appropriate locations to
meet present and future needs, consistent with the goals and policies in the
Housing Element.
H-2.1: Housing Sites. Provide adequate sites through land use, zoning, and
specific plan designations to allow single-family homes, apartments, mobile
homes, and special needs housing.
H-2.7: Architectural Design. Require architectural excellence through the
exemplary use of materials, color, site planning, environmentally sustainable
practices, building treatments, landscaping, and other best practices in concert
with community expectations for quality.
CD-3.8: Private Developments. Require new residential developments, both
single and multiple-family housing, to beautify properties with ample greenery
and provide for continued maintenance.
CD-4.1: Building Materials. Use high-quality, natural building materials, such as
stucco, plaster, stone, and wood surfaces for residential structures, and clean,
distinctive materials for nonresidential uses.
CD-4.2: Building Scale. Reduce the bulk and perceived size of larger buildings
by dividing their mass into smaller parts, stepping down to adjacent structures,
and using pedestrian-scale features.
CD-9.7: Architecture: Require that single-family detached and attached housing
be well designed to assure a high level of neighborhood quality.

ENTITLEMENTS:
Tentative Parcel Map
The Applicant proposes to subdivide an existing 25,985 square foot lot into two (2)
ownership parcels and one (1) parcel for a common driveway and open space. The lot
has a width of 90 feet and a depth of 288.73 feet. The project complies with all
provisions of the Subdivision Map Act and the City’s Subdivision Ordinance and is
further supported by Section 6 (Tentative Parcel Map Findings) of the Resolution.
Zoning Code
The site is zoned R-1B (Single Family Residential). Table 2 outlines the development
standards for the R-1B zone to determine if the proposed project meets the necessary
requirements.
It should be noted that during project review, the City of El Monte adopted City Council
Urgency Ordinance No. 2967 which includes an amendment to Section 17.08.090
Parking Requirements by removing the requirement for a three (3) car garage for
dwellings over 2,000 square feet. The amendment includes the requirement for a two
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(2) car garage and one (1) open parking space for dwellings over 2,000 square feet or
four (4) bedrooms or less.
As noted on Table 2 below, the minimum development standards are met for the
proposed two (2) single-family residential units.
Table 2. Development Standards.
R-1B (One-Family
Dwelling)

Proposed

Meet
Requirement(s)

1 du/9,750 sf

1 du/12,992 sf

Yes

Front Yard Setback

20 feet

25 feet

Yes

Side Yard Setback

5 feet

5’-6”

Yes

20’

20’

Yes

2.5 stories & 35 feet

16’-10” & 1 story

Yes

FAR

20%

20%

Yes

Lot Coverage

35%

28%

Yes

40’

84’

Yes

>2,000 sf: 2-car
garage + an
additional open
space

3-car garage

Yes

Development Feature
Density

Rear setback
Height

Distance Between Buildings

Parking

ENVIRONMENTAL REVIEW:
In accordance with the criteria and authority contained in the California Environmental
Quality Act (CEQA) of 1970 and the CEQA Guidelines as amended, staff has conducted
the appropriate environmental analysis and based on that assessment, the City has
determined that the proposed project qualifies for a notice of exemption under Article 19
Section 15315 (Class 15 – Minor Land Divisions) therefore no further environmental
assessment is required.
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CITY REVIEW PROCESS:
Planning staff and the other City Departments and Divisions have reviewed the
proposed project through the City’s internal application review process. This review
process enables the various City Departments and Divisions (i.e., Planning, Building,
Public Works/ Engineering, Police and Los Angeles County Fire) to thoroughly evaluate
land use and development proposals for conformity with the provisions established in
the City’s Municipal and Zoning Code. Additionally, the review process ensures that the
proposal is designed to be compatible with any existing land uses and structures on-site
and on neighboring properties. In this way, the quality and economic health of local
residential, commercial and industrial districts are appropriately maintained. Based upon
the review of the project, staff has determined that the proposed project’s architecture
and site improvements for the proposed site conforms to the requirements of the City’s
General Plan and Zoning Code, and is compatible with the surrounding area.
Conditions of approval are applied to the project to address potential compatibility
issues and enhance the project to achieve greater consistency with the intent of the
General Plan and Zoning Code.
Conditions of Approval
The following list highlights several conditions that have been added or are found to be
unique aspects of the project:
Landscaping
 All required replacement trees shall be at a ratio of 2:1 with a minimum of 36-inch
box and 12 feet in height.
 The landscape plan shall provide a planting palette to match/complement the
proposed architecture.
 The homeowner shall maintain all landscaped areas up to the sidewalk.
Construction
 The Applicant shall ensure that the contractors conduct demolition and
construction activities between the hours of 7:00 AM and 6:00 PM on weekdays
and 9:00 AM to 5:00 PM on Saturdays, with no construction permitted on
Sundays or Federal holidays.
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Section 6 of the draft resolution contains recommended findings and Section 7
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:
5232 HAMMILL ROAD
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A. Adopt a Categorical Exemption Under Article 19 Section 15315 (Class 15 –
Minor Land Divisions) 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 each entitlement request and approve Tentative Parcel Map No. 82423,
subject to conditions of approval.

ATTACHMENTS:
A.
B.
C.
D.
E.

Resolution No. 3568, with Findings, Conditions of Approval
Tentative Parcel Map
Development Plans
Public Hearing Notice, Radius Map, & Photo of Public Notice Posting
Tree Survey, Evaluation, and Proposed Mitigation dated December 2019
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RESOLUTION NO. 3568

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING TENTATIVE
PARCEL MAP (TPM) NO. 82423 TO ALLOW THE
SUBDIVISION OF A 25,985 SQUARE FOOT PROPERTY
INTO THREE (3) LOTS: TWO (2) RESIDENTIAL LOTS
AND ONE (1) LOT FOR A COMMON DRIVEWAY
LOCATED IN THE R-1B (ONE FAMILY DWELLING) ZONE
AND ADOPTING A CATEGORICAL EXEMPTION FOR
THE PROPERTY LOCATED AT 5232 HAMMILL ROAD, EL
MONTE, CALIFORNIA.
The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION. On June 11, 2019, Mr. WaiMing Li, 5460 N. Peck Road, Suite K, Arcadia, California, 91006 filed an application for
Tentative Parcel Map (TPM) No. 82423 to allow the subdivision of a 25,685 square foot
lot into two (2) separate residential lots. Parcel 1 consists of 8,122 square feet and will
be occupied by a one-story, 2,591 square foot single-family residence with an attached
3-car garage. Parcel 2 consists of 8,205 square feet and will be occupied by a onestory, 2,591 square foot single-family residence with an attached 3-car garage.

The

subject property is within the R-1B (One Family Dwelling) Zone. This request is made
pursuant to the requirements of title 16 (Subdivisions) of the El Monte Municipal Code
(EMMC).
SECTION 2 – PUBLIC HEARING. The property is located at 5232
Hammill Road, on the east side of Hammill Road and described as follows, to-wit
APN: 8541-007-052
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Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider Tentative Parcel Map (TPM) No. 82423 for the subdivision of a 25,985
square foot lot into three (3) lots: two (2) residential lots and one (1) lot for a common
driveway before this Planning Commission on April 29, 2020, at which time, all
interested persons were given full opportunity to be heard and present evidence.
SECTION 3 - ZONING.

The property is located within the R-1B (One-

family Dwelling) zoning district. The surrounding zoning and land use of the adjacent
properties are as follows:





North:
South:
West:
East:

R-1B; Single-family Residential
R-1B; Single-family Residential
R-1B; Single-family Residential
R-1B; Single-family Residential
SECTION 4 - GENERAL PLAN. The General Plan land use designation

is Low Density Residential. The 2011 El Monte General Plan designation is intended
for single-family detached residential land uses and development that allow from 0.1 to
6.0 residential dwelling units per acre. The proposed two (2) unit residential
development, meets the intent of the General Plan. The proposed project is permitted
on the subject property upon the adoption of a Categorical Exemption and approval of
Tentative Parcel Map (TPM) No. 82423. The project is consistent with the goals of the
2011 El Monte General Plan.
SECTION 5 - ENVIRONMENTAL. In accordance with the criteria and
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the
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 Exemption,
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Section 15315 (Class 15 - Minor Land Divisions) in accordance with the requirements of
the State CEQA Guidelines. Therefore, no further environmental assessment is
required.
SECTION 6 – TENTATIVE PARCEL MAP FINDINGS.

All necessary

findings for the granting of the Tentative Parcel Map (TPM) No. 82423 pursuant to Title
16 (Subdivisions) of the El Monte Municipal Code can be made in a positive manner
and are as follows:
A. That the proposed map is consistent with applicable general and specific plans.
Finding of Fact:
The 2011 El Monte General Plan Low-Density Residential designation is intended for
single-family detached residential land uses and development that allow from 0.1 to 6.0
residential dwelling units per acre. The proposed two (2) residential units meet the intent
of the General Plan. Specifically, the project is consistent with the following Land Use
Element, Housing Element and Community Design Element objectives:
 LU-1.7 Residential Compatibility. Discourage duplexes, triplexes, quadplexes,
and apartments from being constructed in predominantly single-family residential
neighborhoods to preserve the character and integrity of neighborhoods.
 LU-4.1 Housing Opportunities. Support a range of types and prices of housing
available to all economic segments of the community, in appropriate locations to
meet present and future needs, consistent with the goals and policies in the
Housing Element.
 H-2.1 Housing Sites. Provide adequate sites through land use, zoning, and
specific plan designations to allow single-family homes, apartments, mobile
homes, and special needs housing.
B. That the design or improvement of the proposed subdivision is consistent with
applicable general and specific plans.
Finding of Fact:
The 2011 El Monte General Plan Low-Density Residential designation is intended for
single-family detached residential land uses and development and strives to meet the
intent of the General Plan. Specifically, the project is consistent with the following Land
Use Element, Housing Element and Community Design Element objectives:
 H-2.7 Architectural Design. Require architectural excellence through the
exemplary use of materials, color, site planning, environmentally sustainable
practices, building treatments, landscaping, and other best practices in concert
with community expectations for quality.
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CD-3.8 Private Developments. Require new residential developments, both
single and multiple-family housing, to beautify properties with ample greenery
and provide for continued maintenance.
CD-4.2 Building Scale. Reduce the bulk and perceived size of larger buildings by
dividing their mass into smaller parts, stepping down to adjacent structures, and
using pedestrian-scale features.
CD-9.7 Architecture. Single-Family Housing. Require that single-family detached
and attached housing be well designed to assure a high level of neighborhood
quality in consideration of the following:
o Avoidance of box-like structures through the articulation and modulation of
building elevations, variation of rooflines, and features to create visual
interest.
o Quality architectural design treatment of all elevations that is visible from
public places and adjacent private residences.
o Minimize paving for driveways and parking areas in front yard setbacks;
require well-designed front yards that provide an effective and beautiful
transition from homes to the street.
o Encourage street-facing architecture by placing entries, porches, and
windows at the front of the residence and connecting them to the sidewalk
by a pathway.
o Encourage a blend of compatible architectural styles that contain rich
façade detailing, varied rooflines, and quality materials incorporated on all
four sides of the residence.

C. That the site is physically suitable for the type of development.
Finding of Fact:
The Low Density One-family Residential designation allows residential densities up
to 6 dwelling units per acre (du/ac). The project proposes a density of 2.66 du/ac.
The project has demonstrated that it can meet the zoning code design intent and
requirements. Staff has worked with the applicant to achieve a site plan that is able
to meet the intent of the Zoning Code and General Plan to a feasible extent. The
site is physically suitable for the proposed development.
D. That the site is physically suitable for the proposed density of development.
Finding of Fact:
The subject property is located within the Low-Density Residential General Plan land
use designation. In this land use designation, all development shall meet the
requirement of 0.1 to 6.0 du/ac. The site size is approximately 0.59 of an acre,
allowing for the development with a density of 2.66 du/ac. The proposed
development at 2 du/acre will meet the density standards outlined in the City’s
General Plan. The site is suitable for the proposed development.
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E. That the design of the subdivision or the proposed improvements are not likely to
cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat.
Finding of Fact:
Staff determined the project to be Categorically Exempt (Class 15 – Minor Land
Division) in compliance with the requirements of the California Environmental Quality
Act (CEQA). There are no fish or wildlife habitats within the vicinity of the subject
property nor is the project site considered a habitat for wildlife. Overall, the project is
consistent with the General Plan land use designation of Low-Density Single-Family
Residential.
F. That the design of the subdivision or the type of improvements is not likely to cause
serious public health problems.
Finding of Fact:
The City of El Monte is an urbanized built-out community, and the residential
development is not likely to cause serious public health problems. Conditions of
approval have been incorporated into the project and will be implemented to ensure
that the proposed project will not negatively impact the surrounding properties or
land uses in the area. Additionally, before the issuance of City development permits
are issued and/or a Certificate of Occupancy, the project is required to comply with
all conditions set forth in the resolution of approval, from the Building and Safety
Division, Engineering Division/Public Works Department, and Los Angeles County
Fire Department requirements. The referenced divisions/departments, through the
permit and inspection process, will ensure that the proposed project will not be
detrimental to the public health, safety or welfare nor will it be materially injurious to
the properties or improvements in the vicinity.
G. That the design of the subdivision or the type of improvements will not conflict with
easements, acquired by the public at large, for access through or use of, property
within the proposed subdivision. In this connection, the governing body may approve
a map if it finds that alternate easements for access or for use will be provided, and
that these will be substantially equivalent to ones previously acquired by the public.
This subsection shall apply only to easements of record and to easements
established by judgment of a court of competent jurisdiction. No authority is granted
to a legislative body to determine that the public at large has acquired easements for
access through or use of property within the proposed subdivision.
Finding of Fact:
The proposed Tentative Parcel Map (TPM) has been evaluated by the City’s
Engineering Division and it has been determined that the proposed subdivision
complies with the intent and requirements of Chapter 16 of the EMMC
(Subdivisions). There are no existing or proposed easements on the site.
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SECTION 7 – APPROVALS

AND CONDITIONS. The Planning

Commission determines that the project is Categorically Exempt under Article 19
Section 15315 (Class 15 – Minor Land Division) in accordance with the California
Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines and does hereby
approve Tentative Parcel Map (TPM) No. 82423 subject to the following conditions:
GENERAL
1. The project shall substantially conform to Tentative Parcel Map (TPM) No. 82423 as
presented to the Planning Commission on April 29, 2020.
2. The Tentative Parcel Map (TPM) approval as contained herein shall be effective for
a period of twenty-four (24) months from the date of effective approval thereof;
provided however, that prior to such date, building permits shall have been obtained
or a time extension shall have been approved by the Planning Commission in
accordance with Section 16.12.140 of the EMMC and the State Subdivision Map
Act. The expiration date for TPM No. 82423 is May 9, 2022.
3. A copy of the approving resolution shall be printed or attached to the development
plans that are to be submitted during the plan check process.
4. All applicable conditions shall be met or deemed to have been addressed by the
Community & Economic Development Director or his/her designee prior to final
inspection and prior to either issuance of building permits or occupancy of any
buildings.
5. All Planning Division, Building Division, Code Enforcement Division, Engineering
Division, and Los Angeles County Fire Department standards and conditions shall
be complied with prior to the issuance of building permits or at another time specified
in the conditions of approval or as outlined in City Codes.
6. All City and Los Angeles County Fire Department standards and conditions shall be
implemented prior to final inspection and prior to occupancy of any building permit.
7. The applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution prior to
issuance of Building Permits for the proposed project.
8. The applicant shall provide a detailed summary of all conditions of approval to
confirm compliance at key points of the project including: 1) recordation of final
parcel map; 2) issuance of grading and building permits; and 3) final occupancy of
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the units. The summary shall be submitted for review and approval by the Planning
Division.
LEGAL
9. 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.
10. The applicant and City shall enter into a Subdivision Improvement Agreement prior
to recordation of the Final Parcel Map for the design, acquisition, installation,
construction, dedication and one-year warranty for all of the public infrastructure
improvements required by the conditions of approval for Tentative Parcel Map (TPM)
No. 82423.
CONSTRUCTION
11. The Applicant shall ensure that the contractors conduct demolition and construction
activities between the hours of 7:00 AM and 6:00 PM on weekdays and 9:00 AM to
5:00 PM on Saturdays, with no construction permitted on Sundays or Federal
holidays.
12. Prior to the commencement of construction on the site, the developer shall schedule
a pre-construction meeting between the general superintendent or field
representative and the Planning Division to discuss the approved plans and
construction requirements.
13. The project must comply and be designed to meet the all requirements of the 2019
California Building Code. All building safety, geotechnical, mechanical, electrical,
plumbing, and accessibility requirements will be reviewed for compliance during plan
review.
14. Prior to commencing demolition and site preparation activities, the project site shall
be secured with a fence to prevent unauthorized access to the site and the fence
shall contain a screening material to screen construction activities from view. The
temporary screening fence shall be installed to the satisfaction of the Community &
Economic Development Department and shall be maintained in good condition (free
of tears, holes, crack lines, debris, etc.) at all times.
15. During the construction process all related activities, including but not limited to,
loading, unloading, storage of equipment and materials, and parking of employee
vehicles are prohibited within the public R.O.W. All such activities shall be
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conducted only on the project site and not in the public R.O.W. This condition shall
not apply during the driveway pouring and sifting process.
16. All onsite activities shall comply with the City of El Monte Noise Ordinance at all
times.
17. Automatic gas shut off/earthquake safety valves shall be installed for each gas
meter location.
18. Fire protection facilities; including access, must be provided prior to and during
construction.
19. All staging areas and storage of equipment and materials shall be set back from
adjacent residential uses.
20. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other like
containers; and all such waste shall be removed from the premises on a routine
basis, as provided under EMMC Chapter 8.20, by a solid waste hauler duly
franchised to provide such service to the property. Applicant shall divert fifty percent
(50%) of its solid waste through recycling services provided by a solid waste hauler
duly franchised to provide such service to the property. Pending completion of all
construction activities upon the property, surplus construction materials shall be
stored so as to be screened from view when not actually in use. All construction and
demolition debris shall be removed from the property in compliance with EMMC
Chapter 8.20. The removal of all solid waste arising out of the construction and
demolition process shall be undertaken by a duly franchised solid waste hauler
authorized to provide solid waste services for construction and demolition projects
within the City of El Monte. The removal of all other wastes from the property shall
be undertaken by a duly franchised solid waste hauler authorized to provide solid
waste services to residential and commercial properties within the City of El Monte.
a. Prior to the issuance of a Building Permit, the developer shall submit to the
Building Safety Division, the Environmental Services Division and the City Code
Enforcement Division, the name and contact information for the contracted waste
hauler. It shall be the developer's obligation to ensure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, and in addition to any other requirements
set forth under the El Monte Municipal Code or by the Chief Building Official, the
developer shall submit to the Building and Safety Division, the receipt(s) showing
evidence that the waste and debris generated during the construction process
were properly disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction and
demolition activities authorized under this resolution, solid waste containers and
bulky items may not be stored or maintained at locations designated for parking
and must be maintained in those locations designated for the temporary storage
of solid waste and bulky items.
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21. The developer and project construction manager shall be required to work with City
Staff to identify all public and private schools within a 1000-foot radius from the
project site. The applicant/construction manager shall be required to contact all
identified schools to notify the principal of the school about the proposed project,
construction periods, and planned trucking routes, and to coordinate trucking
activities to and from the site. All project sites located within this specified radius
shall be required to maintain one onsite flag personnel to direct trucking activities
coming to and leaving the site during specific delivery times as designated by the
City Planner. The applicant shall be required to submit to the Planning Division a
written letter showing evidence that this condition has been satisfied prior to
issuance of a building permit.
22. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All trash
and refuse shall be disposed of in dumpsters and be removed from the premises on
an as needed basis. Any surplus construction materials shall be stored so as to be
screened from public view when not actually in use and be removed from the
property upon completion of construction activities. The removal of all trash, debris,
and refuse, whether during or subsequent to construction shall be done only by the
property owner, the applicant or by a permitted waste contractor, who has been
authorized by the City to provide collection, transportation, and disposal of solid
waste from residential, commercial, and construction areas within the City.
a. Prior to issuance of a Building Permit, the developer shall submit to the City, the
name and contact information for the contracted waste hauler. It shall be the
developer's obligation to insure that the waste contractor utilized has obtained
permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, the applicant shall submit to the Planning
Division, the receipt(s) showing evidence that the waste and debris generated
during the construction process were properly disposed.
SITE PLAN
23. Prior to the recording of the Final Map, the City and/or developer shall submit a
composite development plan showing all required and intended public and private
improvements for the land parcels and public roadway as delineated in the Map
approved herein.
24. Each garage shall incorporate the use of automated garage door opener and
lighting. Said garage door and opener must be maintained in an operable state at all
times. The project shall maintain an inside “clear” dimension of 30’x20’ for standard
three-car garage or an inside “clear” dimension of 20’x20’ for standard two-car
garage and one additional open parking space.
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LANDSCAPING
25. Landscape/Irrigation plans shall be reviewed during Building Plan-Check for
compliance with the State’s MWELO (Model Water Efficient Landscape Ordinance)
and compliance with the City’s Water Efficient Landscape Ordinance Document
Package.
26. The landscape plan shall provide for a variety of groundcover, grasses, shrubs,
perennials, and ornamental trees with various textures, heights, size and a variety of
foliage and flower color, per EMMC Section 17.10.030(A)(1). The landscape plan
shall include a Plant Legend containing: plant symbol, scientific name of plant
material, common name of plant material, plant container size, and plant spacing in
“inches”. Single row and triangle plant spacing are preferred. Very low, low and
medium water usage plant materials are encouraged.
27. All landscape and irrigation areas shall be installed prior to issuance of a Certificate
of Occupancy.
28. All removed trees shall be replaced with a tree ratio of 2:1. Two (2) 36-inch box
trees with a minimum height of twelve (12) feet shall be planted with a suitable
species approved by the Community & Economic Development Department. If any
trees cannot be planted on the subject property, or the immediate public right-ofway, an in-lieu fee may be paid into the City’s tree mitigation and planting fund
pursuant to the Planning fee schedule.
29. The proposed landscape plan shall provide a planting palette to match/complement
the proposed architecture.
30. The applicant/property owners shall maintain all landscaped areas within the
property, including the front P.R.O.W that is directly adjacent to the site.
LIGHTING
31. The developer shall submit a photometric plan to the Planning Division and the
Engineering Department for review and it shall provide adequate lighting for all
common areas, buildings, drive aisles, parkways, parking areas, pathways, and
surrounding areas within the development for access and safety. Where available
and deemed necessary by the City Planner, the system must be equipped with
vandal resistant covers and be shielded to direct light away from all neighboring
uses, and comply with CALGreen or local ordinance, whichever is more stringent.
The lighting plan shall include the design and specifications for all proposed exterior
site lighting fixtures and shall be reviewed for quality, aesthetics, and illumination
values.
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UTILITIES AND MECHANICAL EQUIPMENT
32. All onsite utilities service lines shall be underground and not visible to the public
view.
33. The applicant shall submit a composite utility plan depicting the location of above
ground utility appurtenances. The exact location of the equipment shall be approved
by the Planning Division, during the plan check process, and shall be installed as per
approved plans. They shall not be allowed within a required parking, turnaround and
landscape areas or on any façade facing a public street.
34. All mechanical equipment placement and screening shall be included on the
composite development plan and shall be reviewed and approved by the Planning
Division prior to installation. Where practicable and as shown on the plans approved
by the Planning Commission in the course of obtaining the requested entitlements,
mechanical equipment, heating, ventilation, air conditioning (HVAC) units, satellite
dish systems, solar panels, thermal solar heaters, utility meters, above ground utility
and fire safety connections will be screened and located out of public view or be
architectural integrated into the project design. Plant material is not an acceptable
screening device.
FENCES AND WALLS
35. The developer shall make reasonable efforts to coordinate and obtain approval from
neighboring property owner(s) to remove any existing wall(s) and/or fence(s).
Written authorization from the neighboring property owner shall be provided for the
removal of an existing fence and construction of a new property line fence upon
submittal for plan check.
36. All fences and walls shall be decorative and have a decorative cap. All proposed
wrought iron fencing shall conform to the City’s Fencing Standards.
37. Architectural plans including a site plan, elevations, and mechanical specifications
for all walls/fences/gates shall be submitted to the Planning Division for review and
approval.
ENGINEERING AND PUBLIC WORKS CONDITIONS
The following conditions and public improvements will be required to be performed and
completed in an acceptable manner to the City in accordance with all applicable rules
and laws.
Federal, State, County and local laws and regulations for project
implementation must be adhere to throughout the duration of the project. The City
Engineer may require other information or may impose additional conditions and
requirements as deemed necessary to protect public health and safety.
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38. General:
a) The estimated amount of Development Impact Fees associated with the project
based upon the site plan documentation submitted as part of the Project
Approvals include but are not limited to the following fees and deposits;
applicable sewer fee, street fee, storm drain fee, traffic fee, park facility Impact
fee, Quimby (dedication or in lieu Parkland Fees), deposits, technology
enhancement fees, and all applicable fees associated with demolition of existing
structures, drainage, site development, and construction are based on and
number of residential units. EMMC 15.08 and EMMC 16.34.030
Sewer (SFR)
Storm Drain (SFR)
Streets
Traffic Impact
Tech Enhancement
Quimby
Total Development Impact Fees

$3,100.00
$1,848.00
$1,630.00
$135.80
$140.25
$28,240
$35,094.05

The foregoing amounts of the various development impact fees for this 2-lot
subdivision are subject to refinement and changes based on the design plans for
the project as approved by the City and/or changes in the City development
impact fees.
b) Project Applicant shall obtain approval from the Los Angeles Fire Department
(LACFD) for development’s fire protection, fire flow requirements, emergency
access circulation for development, etc. and shall construct all Fire Department
required improvements. LACFD approval will be required:
i. Prior to Tentative Map Approval (LACFD Land Development Division)
ii. Prior to Grading/Building Permits (LACFD Building Division)
iii. Prior to Parcel Map Approval
c) Environmental Documentation. The time limits set forth in El Monte Municipal
Code (EMMC) Chapter 16.12.040 for taking action on tentative maps shall not be
deemed to commence until the environmental documentation for the subdivision
is completed in compliance with the California Environmental Quality Act (CEQA)
as required by the City
d) Engineering Geology and/or Seismic Safety Report. A preliminary engineering
geology and/or seismic safety report, prepared in accordance with Los Angeles
County guidelines, is required if the property lies within a “medium risk” or “high
risk” geologic hazard area, as shown on maps on file contained within the safety
element of Los Angeles County.
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e) 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.
f) All USA/Dig Alert graffiti markings must be removed by the contractor from the
sidewalk, curb & gutter and/or asphalt pavement prior to final approval.
g) No encroachment into the City right-of-way from private property will be allowed.
h) 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.
39. Parcel Maps:
i) All Parcel Maps are to be recorded in the Los Angeles County Recorder’s Office
prior to issuance of “Notice of Completion”/Certificate of Occupancy” and an
electronic copy of the approved Parcel Map is submitted to the Engineering
Division for our records. A Registered Civil Engineer or Land Surveyor licensed
by the State of California must prepare and submit the proper documents, legal
descriptions and maps describing the tract map. The final City of El Monte
approved tract map must be submitted to the Los Angeles County Recorder's
Office for recordation.
j) Project Applicant is responsible to install, document, and submit centerline tie
information for new streets, revisions to existing streets, and replacement of
centerline ties removed during construction.
k) Preserve existing survey monuments (property corners, centerline ties, etc.) in
the public right of way. All disturbed and removed survey monuments in the
public right of way shall be re-established and record of survey shall be filed with
the County surveyor in accordance with applicable provisions of the state law.
l) An easement shall be established to provide for ingress and egress as required
across private property. The easement documents shall clearly delineate
maintenance responsibilities for the respective property owners. The proposed
easement does not currently account for irrevocable access from the entrance
and exit point of the proposed parcel.
m) A common parcel must be provided for ingress, egress, and utilities that serve all
other parcels being created as a result of this project.
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n) City Attorney’s Office to approve the CC&R’s for the project. Owner or project
applicant to contact the City Attorney’s Office directly at (626) 580-2010 with any
questions and comments.
o) The Title Company must submit to the Engineering Division a Final Subdivision
Guarantee in the amount of $10.000 prior to final Parcel Map approval by the
City Engineer.

40. Grading and Drainage:
p) The Grading and Drainage Plan must include standard City of El Monte NPDES
and Grading and Drainage Notes and be prepared in accordance with the City of
El Monte Grading Manual.
q) Soils Report. A preliminary soils report prepared in accordance with the city’s
grading ordinance shall be submitted. If the preliminary soils report indicates the
presence of critically expansive soils or other soil problems which, if not
corrected, would lead to structural defects, the soils report accompanying the
final map shall contain an investigation of each lot within the proposed
development.
r) A Hydrology Study Report, based on a 50-year frequency design storm for
Capitol Facilities and a 25-year frequency design storm for all other instances as
dictated by the LA County DPW 2006 Hydrology Manual, must be submitted to
the Engineering Division. The study must provide hydraulic calculations based on
the given area and the ability of the proposed/existing storm drain infrastructure
to receive and support the allotted drainage runoff. Drainage calculations shall
adhere to City of El Monte standards, NPDES, and environmental regulations
and requirements.
s) Historical drainage patterns from adjacent lands to the property shall be identified
and maintained. The Project shall accept and include in the drainage design any
current drainage from adjacent land. Property east of the proposed development
shall be included in site drainage design until proven the property does not
convey drainage to this site.
t) Trash Enclosures must comply with Planning Department requirements, have a
solid cover, and be designed to contain fluids from the temporarily stored solid
wastes, and fitted with a drain that connects to the Sewer.
u) Comply with all Federal, State, and local agency requirements pertaining to the
Clean Water Act, which established regulations, set forth in the Countywide
National Pollutant Discharge Elimination System (NPDES) Permit.
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v) Low Impact Development (LID) is a requirement of the NPDES Permit No.
CAS004001, Order No. ORDER NO. R4-2012-0175 and City of El Monte
Ordinance No. 2840 This permit was issued by the State of California Regional
Water Quality Control Board, Los Angeles Region on December 28, 2012 and
the City Ordinance was passed and adopted June 10, 2014 The LID is a
narrative report that explains the type of development and drainage of the site. It
must address the post-construction water quality and habitat impact issues.
Once the site has been developed, how will runoff be maintained? Was there a
system that was designed to treat the runoff prior to discharging into the public
system? Best Management Practices (BMPs) should be implemented to address
storm water pollution and peak flow discharge impacts. All BMPs must be sized
to meet specified water quality design and/or peak flow discharge criteria.
i. Filtration and infiltration methods must be used to defray a large percentage
of the storm water runoff into the storm drain system, or
ii. Comply with requirements for Non-Designated Project (See County of Los
Angeles Public Works Department Low Impact Development Standards
Manual – February 2014)
41. Sewer
w) Project Applicant / Civil Engineer shall show the location of the sewer mainline,
nearest manholes, lateral serving the project and configuration of the onsite
sewer including diameter and material of the onsite sewer.
i. Sewer cleanouts must be positioned at 100-foot intervals on the lateral
coming off the main sewer line.
ii. Project Applicant must obtain Will Serve Letter from County Sanitations
District of Los Angeles County in customary form prior to issuance of a
grading permit for the Project.
42. Water:
x) It is the Project Applicants’ responsibility to contact the Water Purveyor (San
Gabriel Valley Water Company / Hemlock Mutual Water Company) to obtain
approval of service and that the purveyor has adequate water to provide such
service. A Will Serve letter from San Gabriel Valley Water Company / Hemlock
Mutual Water Company will be required.
y) All existing water services no longer required as part of this development shall be
abandoned at the mainline.
z) Relocate existing water meter out of existing drive approaches.
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43. Overhead Utilities:
aa) Project Applicant shall underground any existing overhead utilities that are to
serve the property in accordance with EMMC Chapter 16.28.110. The final scope
and design of the undergrounding of these overhead facilities is subject to SCE
and other relevant utility provider approval.
bb) Any utility poles conflicting with the proposed improvements shall be relocated at
the expense of the Project Applicant.
44. Parking Lot and Driveways:
cc) All parking lots and driveways shall be surfaced with asphaltic concrete to a
minimum thickness of three (3) inches over a minimum aggregate base of six (6)
inches or surfaced with Portland Cement concrete with a minimum thickness of
five (5) inches over a three (3) inch aggregate base. After review of the probable
vehicular traffic and the soils report for the project, additional material may be
required at the discretion of the City Engineer (EMMC 17.08.030) and/or in
accordance with recommendations of the Geotechnical Engineer.
dd) All drive approaches shall be ADA compliant. Insufficient width in the parkway
will require Project Applicant to dedicate an easement at each drive approach to
the City to accommodate a compliant drive approach.
43.Street and Traffic
ee) Public improvements will be generated on the basis of the approved site plan.
P.C.C. pavement and asphalt-concrete (A.C.) thicknesses and strengths will be
determined by the Registered Civil Engineer (project engineer of record)
preparing the street plans and utility improvement plans.
ff) Repair, remove, and replace deficient and/or damaged sidewalk and standard
curb & gutter adjacent to the development at the direction of the City
Engineer/City Inspector. Use APWA standard plans and specifications.
gg) Remove all existing improvements no longer intended for use (drive approaches,
under sidewalk drains, meter boxes, etc.) and replace with new sidewalk and full
height curb and gutter as required.
Use APWA standard plans and
specifications.
hh) Project Applicant shall remove all existing curb paint and replace in kind on all
curbs fronting the proposed development.
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ii) Parkway trees shall be installed by the Project Applicant within the street public
right-of-way segments per the City of El Monte Tree Ordinance in the quantities
and locations as directed by the City of El Monte Public Works Department.
jj) Enter into a public improvement agreement with the City and post a Faithfull
Performance bond and a Labor and Materials Bond in the amount of 150% of the
estimated cost to cover the construction of the proposed offsite improvements. A
Warranty Bond shall be provided in the amount of 100% of the cost of the
estimated improvements and shall be in effect for one year after the date of
acceptance of the project improvements. Alternate security or Cash deposits will
be accepted in lieu of the required bonding. EMMC 16.32.030, EMMC 16.32.040,
and EMMC 16.32.045.
FIRE DEPARTMENT
44. The Final Parcel Map shall be submitted online to the Land Development Unit for
review. The applicant shall upload a digital copy of the appropriate plans into EPICLA, epicla.lacounty.gov. The applicant will need to apply for the following plan type:
Fire – Land – Development – City Request – Final Map – Parcel. The applicant
shall follow the steps and upload the required digital information. The appropriate
fee(s) will be addressed.
45. Access as noted on the Tentative and the Exhibit Maps shall comply with Title 21
(County of Los Angeles Subdivision Code) and Section 503 of the Title 32 (County
of Los Angeles Fire Code), which requires an all-weather access surface to be clear
to sky.
46. The driveways required for Fire Apparatus Access Roads shall be indicated on the
Final Map as “Private Driveway and Fire Lane” with the widths clearly depicted.
47. A common access agreement is required for the private driveway since multiple
units are sharing the same access. Such language shall be included in the
Covenant, Conditions and Restrictions (CC&R) document and shall be submitted to
the Fire Department for review prior to Final Map clearance.
48. The Grading Plan shall be submitted online to the Land Development Unit for
review. The applicant shall upload a digital copy of the appropriate plans into EPICLA, epicla.lacounty.gov. The applicant will need to apply for the following plan type:
Fire – Land Development – City Request – Grading. The applicant shall follow the
steps and upload the required digital information. The appropriate fee will be
addressed.
49. All on-site Fire Apparatus Access Roads shall be labeled as “Private Driveway and
Fire Lane” on the site plan along with the widths clearly depicted on the plan.
Labeling is necessary to assure the access availability for Fire Department use. The
designation allow for appropriate signage prohibiting parking.
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50. Fire Apparatus Access Roads must be installed and maintained in a serviceable
manner prior to and during the time of construction. Fire Code 501.4
51. All fire lanes shall be clear of all encroachments and shall be maintained in
accordance with the Title 32, County of Los Angeles Fire Code.
52. The Fire Apparatus Access Roads and designated fire lanes shall be measured
from flow line to flow line.
53. Provide a minimum unobstructed width of 20 feet, exclusive of shoulders and an
unobstructed vertical clearance “clear to sky” Fire Apparatus Access Roads to within
150 feet of all portions of the exterior walls of the first story of the building, as
measured by an approved route around the exterior of the building. Fire Code
503.1.1 & 503.2.1.
54. The dimensions of the approved Fire Apparatus Access Roads shall be maintained
as originally approved by the fire code official. Fire Code 503.2.2.1.
55. Dead-end Fire Apparatus Access Roads in excess of 150 feet in length shall be
provided with an approved Fire Department turnaround. Fire Code 503.2.5;
Appendix D103.6, D103.6 (1) & D103.6 (2).
56. Fire Apparatus Access Roads shall be designed and maintained to support the
imposed load of fire apparatus weighing 75,000 pounds, and shall be surfaced so as
to provide all-weather driving capabilities. Fire Apparatus Access Roads having a
grade of 10 percent or greater shall have a paved or concrete surface. Fire Code
503.2.3; Appendix D102.1
Exception: For single lot single-family residential developments, the Fire Apparatus
Access Road must be capable of supporting the imposed load of fire apparatus
weighing at least 50,000 pounds.
57. Provide approved signs or other approved notices or markings that include the
words “NO PARKING - FIRE LANE”. Signs shall have a minimum dimension of 12
inches wide by 18 inches high and have red letters on a white reflective background.
Signs shall be provided for fire apparatus access roads, to clearly indicate the
entrance to such road, or prohibit the obstruction thereof and at intervals, as
required by the Fire Inspector. Fire Code 503.3.
58. Fire Apparatus Access Roads shall not be obstructed in any manner, including by
the parking of vehicles, or the use of traffic calming devices, including but not limited
to, speed bumps or speed humps. The minimum widths and clearances established
in Section 503.2.1 and Section 503.2.2 shall be maintained at all times. Fire Code
503.4.
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59. Traffic Calming Devices, including but not limited to, speed bumps and speed
humps, shall be prohibited unless approved by the fire code official. Fire Code
503.4.1.
60. A minimum 5 foot wide approved firefighter access walkway leading from the fire
department access road to all required openings in the building's exterior walls shall
be provided for firefighting and rescue purposes. Fire Code 504.1.
61. Approved building address numbers, building numbers or approved building
identification shall be provided and maintained so as to be plainly visible and legible
from the street fronting the property. The numbers shall contrast with their
background, be Arabic numerals or alphabet letters, and be a minimum of 4 inches
high with a minimum stroke width of 0.5 inch. Fire Code 505.1.
62. All fire hydrants shall measure 6”x 4"x 2-1/2" brass or bronze, conforming to current
AWWA standard C503 or approved equal, and shall be installed in accordance with
the County of Los Angeles Fire Code.
63. All required public fire hydrants shall be installed, tested and accepted prior to
beginning construction. Fire Code 501.4.
64. The required fire flow for the public fire hydrants for one and two family dwellings,
and Group R-3 buildings less than a total square footage of 3600 feet is 1250 gpm at
20 psi residual pressure for 2 hours with one public fire hydrant flowing. Any one
and two family dwellings, and Group R-3 buildings 3601 square feet or greater shall
comply too Table B105.1 of the Fire Code in Appendix B.
Note:
The required fire flow for the public fire hydrants for one and two family
dwellings, and Group R-3 buildings not located in a fire hazard zone may be reduced
to a minimum of 500 gallons per minute once detailed information on the future
residential structures is provided to the Fire Department prior to building permit
issuance.
65. An approved automatic fire sprinkler system is required for the proposed buildings
within this development. Submit design plans to the Fire Department Sprinkler Plan
Check Unit for review and approval prior to installation.
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SECTION 8 – PLANNING COMMISSION APPROVAL. The Secretary of
the Planning Commission of the City of El Monte, California, shall certify to the adoption
of this resolution and shall cause a copy of the same to be forwarded to the applicant.

________________________________
Amy Wong, Chairperson
ATTEST:

_______________________________
Jason Mikaelian, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason Mikaelian, Secretary of the Planning Commission of the City of El Monte, do
hereby certify that the above and foregoing is a full, true, and correct copy of Resolution
No. 3568 adopted by the Planning Commission of the City of El Monte, at a regular
meeting by said Commission held on April 29, 2020, by the following votes to wit:

AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, 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 Sandra Elias (626) 258-8626
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

5232 Hammill Road / APN: 8541-007-052 (A full legal description of the property is
on file in the office of the El Monte Planning Division)

APPLICATION:

Tentative Parcel Map No. 82423

REQUEST:

A Tentative Parcel Map is requested to subdivide a 25,985 sq. ft. lot into two (2)
lots and one (1) common lot. The applicant proposes the construction of two (2),
2,591 sq. ft. one-story single-family residential units with an attached garage. The
subject site is located in the R-1B Single-Family Residential zone. The request is
made pursuant to Title 16 (Subdivisions) of the El Monte Municipal Code (EMMC).

APPLICANT/
PROPERTY OWNER:

Mr. Wai-Ming Li
5460 N. Peck Road, Suite K
Arcadia, CA 91006

ENVIRONMENTAL
DOCUMENTATION:

Article 19 - Categorical Exemption – Section 15315 (Class 15 – Minor Land
Divisions) 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:
Time:
Place:

Wednesday, April 29, 2020
7:00 p.m.
El Monte City Hall – Council Chambers
11333 Valley Boulevard – El Monte, CA 91731

Due to the COVID-19 “Stay in Place” order by the Governor of California,
the general public is encouraged to view the meeting remotely and to submit
public comments via e-mail or telephone.
To access in the Planning Commission meeting:
(1) View Channel 3 on your TV;
(2) View the City of El Monte’s Facebook Live at https://www.facebook.com/CityofElMonte/; and/or
(3) Call-in to (888) 204-5987 with access code: 8167975.
To participate in the Planning Commission meeting with questions or comments, utilize the following:
(A) Facebook Live – comments/questions can be submitted in real time;
(B) Call-in Conference Line – comments/questions can be submitted per the instructions at the beginning of
the meeting; and
(C) Email or Mail – All interested parties can submit questions/comments in advance to the
selias@elmonteca.gov or mailed to Sandra Elias; El Monte City Hall West; 11333 Valley Boulevard; El
Monte, CA 91731
Public comments on the environmental documentation or proposed application 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. 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 (either orally or in writing) at the public hearing described in this notice.
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Americans with Disabilities Act Compliance:
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the
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SUMMARY of DATA
Number of trees located on the property . . . . . . . . . . . . . . . . . . . . .

12

Number of trees located on the property
that qualify as *Protected Trees . . . . . . . . . . . . . . . . . . . . . . . . . . . .

6

Number of Protected Trees located off-site that have a
Portion of their canopies encroaching over the property . . . . . . . . . .

0

Number of Protected Trees planned for preservation . . . . . . . . . . . .

0

Number of Protected Trees planned for removal . . . . . . . . . . . . . . . .

6

Number of Protected Trees planned for removal that are
either Public Trees or Native Trees . . . . . . . . . . . . . . . . . . . . . . . . . . . 0
Number of mitigation trees proposed . . . . . . . . . . . . . . . . . . . . . . . . . . 4
*Protected Trees are defined in the City Municipal Code Chapter 14.03
----------------------------------------------------------------------------------TREE SURVEY
Background and Purpose
This tree survey was performed on December 6, 2019. A proposed architectural site plan
dated November 8, 2019 was used as a reference to the boundaries of the property. This
survey is meant to serve the city planning requirement of a tree survey performed by a
Certified Arborist.
Survey Methods
All trees with trunks measuring 19 inches in circumference (six inches in diameter) or
larger have been identified by botanical name; trunk circumferences measured at standard
heights above grade; approximate heights and canopy spreads; and general health and
condition rating are provided. Tree numbers correspond to location of each tree plotted
on the architectural site plan, and other information provided in this report. The table of
the tree inventory is located on page 3; and a reduced site plan with tree locations is
located on page 4 of this report.
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The condition of each tree is given based on existing conditions, which is an overall
evaluation of the health and structural condition using a scale of Excellent to Dead.
Excellent – A healthy, vigorous tree, reasonably free of signs and symptoms of disease,
with good structural and form typical of the species.
Good – Tree with slight decline in vigor, small amount of twig dieback, or minor
structural defects that can be corrected.
Fair – Tree with moderate vigor, moderate twig and small branch dieback, thinning of
crown, poor leaf color, moderate structural defects that might be mitigated with regular
care.
Poor – Tree in decline, epicormic growth, extensive dieback of medium to large
branches, significant structural defects that cannot be abated.
Very Poor – Tree in severe decline, dieback of scaffold branches and/or trunk; most of
foliage from epicormic shoots (secondary shoots that arise along the trunk and branches);
extensive structural defects that cannot be abated.
Dead – Tree is completely non-viable

A determination was made on the protected status of each tree. The elements used to
determine if a tree is protected are its species, trunk diameter and location on the
property; and as defined in EMMC Chapter 14.03. A summary of the ordinance is
located in Appendix C of this report.

Analysis of Construction Plans and Impacts on Protected Trees
According to the proposed construction plans all vegetation on site will be cleared to
accommodate the design. The property is clear of any Native or Public Trees. Tree
removals will consist of Heritage and non-protected trees.

Assessment of Protected Trees
Among the six Protected Trees, five are in poor or very poor condition as it pertains
to health and structure. None of these five trees have value as specimen trees, as
they are either regenerated stumps (Trees #2 and #6), Overgrown naturalized
shrubs (Trees #3 and #4) or nearly dead (Tree #5). One tree (Tree #1) is in fair
condition. This tree, a Japanese Privet, has been appraised for its monetary value
using an industry-standard trunk formula approach (CTLA Guide for Plant
Appraisal, 9th edition); and it has a value of $1,580. Photos and captions of the site
and of each Protected Tree are on pages 5 – 12.

Mitigation
The full appraised value of Tree #1 is proposed as mitigation for all six of the
Protected Trees surveyed on the property that are planned for removal. The value
of $1,580 is proposed to be mitigation with either four 36” boxed trees planted in
the new landscape; or four trees paid to the city’s Tree Mitigation and Planting Fund
at $419.71 per tree, for a total of $1,678.84. The city will set the actual conditions
for a tree permit.
2

Tree
Number
1
2
3
4
5
6
7
8
9
10
11
12

Japanese Privet
Japanese Privet
Brazilian Pepper
Brazilian Pepper
Sweetgum
American Elderberry
Avocado
Avocado
Citrus
Citrus
Persimmon
Pomegranate

Common Name

47
M6 (75) 15, 12
M11 (157) 31, 28
M18 (219) 18, 18
43
M8 (157) 22, 22
56
113
31
22
M2 (47) 25, 22
M10 (31) 3,3

*Trunk
Circumference
(inches)

Fair
Poor
Very Poor
Very Poor
Very Poor
Very Poor
Good
Good
Good
Good
Good
Good

Condition
Rating

Yes
Yes
Yes
Yes
Yes
Yes
No
No
No
No
No
No

Protected
Tree

Tree Survey for 5232 Hammill Road, El Monte
Botanical Name
Ligustrum japonicum
Ligustrum japonicum
Schinus terebinthifolius
Schinus terebinthifolius
Liquidambar styraciflua
Sambucus canadensis
Persea americana
Persea americana
Citrus sp.
Citrus sp.
Diospyros sp.
Punica granata

* Multi-trunked specimens are listed with an “M” followed by the number of trunks or leaders. The
cumulative trunk circumference is in parentheses and the sizes of the two largest leaders are listed.
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A.P.N.
Lot Size
Zone
Allowable FAR (0.20)
Allowable Lot Coverage (40%)
Density [25,984 / 9,750 SF]
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Living Area
Unit 1
Unit 2
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2.67 Units

2591 SF
2591 SF
Total Living

5182 SF

2106 SF

629 SF
260 SF
164 SF
629 SF
260 SF
164 SF
Total Non-Living

7288 SF

COVERED PORCH

OWNER
Mr. Wai-Ming Li and Mrs. Janince Li
5460 North Peck Road, Suite K
Arcadia, California 91006

ARCHITECT

SCOPE OF WORK

Meridian West Builders, Inc.
713 West Duarte Road, G205
Arcadia, California 91007

Property subdivision into three parcels
New fence & gate along front property line
Two New Single-Story Residential Units
Per Unit - (4) Bed / (4) Bath; Three-Car Garage
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ABOVE: Looking northeast at the subject property from the street.
BELOW: Looking southeast at the front yard area from the street. The two
non-protected Avocado trees (#7 and #8) are the most prominent trees.

7

1

5

8

ABOVE: Looking west at the back yard area from the southeast corner
of the property. BELOW: Looking north along the east property line.

6
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1

ABOVE: Looking east at Tree #1. BELOW: A close-up of the crown. The tree
was previously headed but some restorative pruning was done. This tree is
in fair condition and the only Protected tree on site that holds some value.

1

7

2

ABOVE: Looking east at Tree #2. BELOW: The tree has never been
structurally pruned and was headed at a low height, with no crown
restoration. It has some value as a shrub but none as a tree.

2
8

3&4

ABOVE: Looking southwest at Trees #3 and #4, located on the south
property line. BELOW: Looking east at Trees #3 and #4. They form a
codominant screen on the property line.

3&4

9

3

ABOVE and BELOW: Both Trees #3 and #4 have grown as clusters of
many small individual stems, and function as a screening hedge rather
than specimen trees. As trees they have very poor structure.

4

10

5

ABOVE: Looking west at Tree #5, which is in advanced decline. BELOW:
A close-up of the crown. The branches are all mostly non-viable.

5
11

6

ABOVE: Looking east at Tree #6. BELOW: The tree was headed at a
height of three feet and all tree structure was lost. It now functions as a
shrub, and is far beyond restoration.

6
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APPENDIX A – Appraisal Worksheet

TRUNK FORMULA METHOD
5232 Hammill Rd.
LOCATION:____________________________
A
rcadia

1
TREE #:______

Field Observations

Ligustrum japonicum
1. Species _____________________________________
40 %
2. Condition _______
15 inches
3. Trunk Diameter _______
70 + Contribution _____%
60 + Placement _____
50 %)
60
4. Location _____%
= (Site _____%

÷3

Regional Plant Appraisal Committee and/or Appraiser-Developed or Modified Information

5. Species rating

50 %
________

6. Replacement Tree Size: (Diameter)

5.5 inches
________

7. Basic Tree Cost (regional info.)

23.75 inches²
________
1,500
$ ________

8. Installation Cost

2,000
$ ________

(Trunk Area)

9. Installed Tree Cost (#7 + #8)

3,500
$ ________

10. Unit Tree Cost (regional info.)

63.16 per inch²
$ ________

Calculations by appraiser using Field and Regional information

11. Appraised Trunk Area: (diameter² x 0.785)

176.6 inches
_______________

² (ATA)

152.8
12. Appraised Tree Trunk Increase = ___________
inches²
176.6 - replacement tree trunk area (#6) _______
23.75 ]
[appraised trunk area (#11) _______
13,150
13. Basic Tree Cost = $ _______________

63.16 + Installed Tree Cost (#9) ______
3,500 ]
[trunk area increase (#12) 152.8
______ x Unit Tree Cost (#10) ______

14. Appraised Value 1,578=

1,580
$ _______________

.60 ]
.40 x Location (#4) ____
.50 x Condition (#2) ____
[Basic Tree Cost (#13)13,150
_____ x Species rating (#5) ____
if the appraised value is $5000 or more the value is rounded to the nearest $100; if it is less, it is rounded to the nearest $10
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APPENDIX B – Tree Protection and Preservation Ordinance

Economic Development
Planning Division
Tree Protection and Preservation Ordinance
Are you proposing to remove trees in conjunction with your improvements? Please review this important
information regarding El Monte’s Tree Protection and Preservation Ordinance, Chapter 14.03 of the El Monte
Municipal Code (EMMC).
Tree Removal Permit Requirement: No person shall remove or relocate a Protected Tree without first submitting a
Tree Removal Permit Application to the City of El Monte Economic Development Department for review by an ISA
Certified Arborist and the Economic Development Director or his or her designee.

Protected Trees Include
Any species of tree on the list below, with a trunk
more than 25” in circumference, as measured at 4
½’ above the root crown is a Protected Native Tree

Any species of tree, which is not a California Native
or a Public tree that meets one of the following
criteria, is a Protected Heritage Tree

California Native Trees

Heritage Trees

•Aesculus californica (California Buckeye)
•Alnus rhombifolia (California Alder)
•Juglans californica (California Walnut)
•Platanus racemosa (California Sycamore)
•Populus femontii (Cottonwood)
•Populus trichocarpa (Black Cottonwood)
•Quercus agrifolia (Coast Live Oak)
•Quercus berberidfolia (Scrub Oak)
•Quercus chysolepis (Canyon Oak)
•Quercus engelmanii (Engelmann Oak)
•Quercus lobata (Valley Oak)
•Salix lasiolepis (Arroyo Willow)
•Umbellularia californica (California Bay)

•Trees with a single trunk circumference of 36” or
more as measured at a point 4 ½’ above the
root crown
•Trees with multiple trunks that have a combined
circumference of 75” or more as measured at a
point 4 ½’ above the root crown
•Trees with a height of 35’ or more
•Any collective stand of trees the nature of which
makes each dependent upon the others
for survival
•Any other tree may be deemed historically or
culturally significant by the City Arborist or
Economic Development Director because of its
size, connection to the City’s history, location, or
aesthetic qualities

Public Trees

Tree Replacement Policy

•All Public Trees are protected regardless of size

•All removed trees shall be replaced with a tree
ratio of 2:1

Fee Schedule
•Tree Removal Permit
•After-the-fact Permit
•Per Tree Inspection
• Appeal Fee
•Tree Mitigation and Planting Fund

•A minimum of two, 36” box trees shall be planted
on the subject property or adjacent public
right-of-way, for every tree removed or an in lieu
fee may be paid into the Tree Mitigation and
Planting Fund for each replacement tree

$180.04
$360.07
$17.21
$119.26
$419.71
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CERTIFICATION OF PERFORMANCE
I, Michael Crane, certify that:
•

I have personally inspected the tree(s) and the property referred to in this
report and have stated my findings accurately.

•

I have no current or prospective interest in the vegetation or the property
that is the subject of this report and have no personal interest or bias with
respect to the parties involved.

•

The analysis, opinions, and conclusions stated herein are my own and are
based on current scientific procedures and facts.

•

My analysis, opinions, and conclusions were developed and this report has
been prepared according to commonly accepted arboricultural practices.

•

No one provided significant professional assistance to me, except as
indicated within the report.

•

My compensation is not contingent upon the reporting of a predetermined
conclusion that favors the cause of the client or any other party not upon the
results of the assessment, the attainment of stipulated results, or the
occurrence of any subsequent events.

I further certify that I am a member in good standing of the American Society of
Consulting Arborists and the International Society of Arboriculture. I have been
involved in the field of Horticulture in a full-time capacity for a period of more than
25 years.

Signed: ____________________________
Registered Consulting Arborist #440; American Society of Consulting Arborist
Board Certified Master Arborist #WE 6643B; International Society of Arboriculture
Licensed California Agricultural Pest Control Adviser #AA08269
December 21, 2019
Date: ______________________________
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STAFF REPORT

April 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

CRISTINA GRACIANO
ASSOCIATE PLANNER

APPLICATION:

REVISION TO CONDITIONAL USE PERMIT NO. 13-14,
CONDITIONAL USE PERMIT NO. 15-15, AND
MODIFICATION NO. 13-14

LOCATION:

4127 - 4143 ROWLAND AVENUE

APPLICANT/
PROPERTY OWNER:

SHINGING ROWLAND COMPANY, LLC.
16035 ROBIN WAY
INDUSTRY, CA 91745

ENVIRONMENTAL
DETERMINDATION:

ADOPT AN ADDENDUM TO MITIGATED NEGATIVE
DECLARATION, WHICH WAS ORIGINALLY ADOPTED ON
JANUARY 19, 2016 AND SUBSEQUENTLY AMENDED ON
NOVEMBER 22, 2016

RECOMMENDATION:

ADOPT AN ADDENDUM TO MITIGATED NEGATIVE
DECLARATION AND APPROVE REVISION TO
CONDITIONAL USE PERMIT NO. 13-14, CONDITIONAL
USE PERMIT NO. 15-15 AND MODIFICATION NO. 13-14

REQUEST:
The project was originally approved by the City Council on January 19, 2016 for the
construction of 71-townhouse and condominium units within a 3.09 acre (134,725
square foot) vacant site. The subject site is located within the R-4 (High-density
multiple-family dwelling) zone. The Planning Commission subsequently approved a
revision to the construction schedule on November 22, 2016. The Final Tract Map was
recorded on August 1, 2019. Two (2) timeline extensions were also approved for the
project (in January 2018 and January 2020). The applicant is now requesting additional
revisions to the construction schedule. No revisions are proposed to the site plan,
number of units, elevations or parking.
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SUBJECT PROPERTY:
Location:
General Plan:
Zone:
Street Frontage:
Size:
Existing Development:

West of Rowland Ave. between Rose Ave. & Bessie Ave.
High Density Residential
High-Density Multi-Family Residential (R-4)
Rowland Ave.: 70 feet
3.09 acres (134,725 square feet)
Vacant Lot

SURROUNDING PROPERTIES:
Zoning:

General Plan:

Land Use:

North
South

R-4
R-4

High Density Residential
High Density Residential

Residential and Industrial
Residential and Commercial

East

R-4

High Density Residential

Residential

West

City of
Rosemead

City of Rosemead

Eaton Wash

ZONING AND AERIAL PHOTO:
City of
El Monte

City of
El Monte

R-4

City of
Rosemead

City of
Rosemead
R-4

4127-4143 ROWLAND AVENUE | 2

Exhibit 1: Previously Adopted Phasing Plan
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Exhibit 2: Proposed Phasing Plan

Phase II

Phase I
Phase I:
 50 Unit Condominium
Building;
 125 Subterranean
Parking Garage;
 Site Utilities;
 Roads, fences,
landscaping,
hardscape and
amenities.

Phase II:
 21 townhouse units;
 Remaining roads, landscaping,
hardscape and amenities.

Phase I and II
Access

4127-4143 ROWLAND AVENUE | 4

PROJECT CHARACTERISTICS:
Original Approval
On January 19, 2016 the City Council adopted Resolution No. 9630 to approve a 71unit residential development on a 3.09 acre vacant site. The proposal was for 21
townhouses with attached 2-car garages and 50 stacked condominium units in the
central portion of the project with 125 subterranean parking, and a minimum of 42,600
square feet of open space. The approval included a Mitigated Negative Declaration
(MND) and the following entitlements:





Tentative Tract Map No. 62624: To subdivide the proposed project into 71 for
individual ownership units;
Conditional Use Permit No. 13-14 (CUP): To construct more than three (3)
residential units as a permitted use;
Conditional Use Permit No. 15-15 (CUP): To establish a Planned Residential
Development; and
Modification No. 13-14: To increase the maximum floor area from 40% to 73%.

Originally, the project and environmental document anticipated that the project would be
constructed in its entirety during the course of 14 months.
First Phased Construction Addendum
On November 22, 2016, the Planning Commission adopted Resolution No. 3461 to
approve the project for a 2-phase construction schedule along with an Addendum to the
approved MND. Due to site limitations that hinder egress to and from the site, the
applicant requested to construct the project in two (2) phases. The proposal extended
the construction time to 30 months and added the use of a secondary access point from
an existing driveway along the Los Angeles Flood Control located along Valley
Boulevard. The second access point would be temporary and for construction purposes
only. The proposed scope of work for Phases 1 & 2 are as follows:
Phase I – 18 months
 21 townhouses with private 2-car garage;
 20 off-street parking spaces on grade level;
 Subterranean 125 space parking garage at the center of the site;
 Roadways & paving;
 Fences;
 Landscaping; and
 Public amenities.
Phase II – 12 months
 50 stacked condominiums over the subterranean parking structure; and
 Remaining landscaping and hardscape including the rooftop garden/courtyard;
and amenities.
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Time Extensions
On January 16, 2018, the Planning Commission approved a one (1) year time extension
with a new expiration date of January 19, 2019. During the extension period, the
applicant submitted plans for review of the tract map, grading, and structural
calculations to Building & Safety and Engineering Divisions.
On January 21, 2020, the Planning Commission approved a post-deadline extension
with the new expiration date of January 19, 2021. The applicant demonstrated good
faith progress toward obtaining permits, including the recordation of the Final Map on
August 1, 2019. In addition, milestones were required to be met alongside the expiration
date, as follows:
Milestone:

Due Date:

Conduct grading pre-construction meeting
January 31, 2020
Commence site preparation/clearing
March 31, 2020
Grading completion/ pad certification
September 30, 2020*
Building permit issuance
January 19, 2021**
* With option to extend until October 31, 2020 pending proof of progress to the
satisfaction of the Community & Economic Development Director
**Note that this project was approved by the Planning Commission (11/22/16) to
be done in phases per below:
 Phase I for paving and the construction of the 21 townhomes with an
anticipated combined construction time of 11 months; and,
 Phase II for Building 6 (50 units) with an anticipated construction time of 12
months.

Should the applicant wish to change the approved phasing, Blodgett Baylosis
Environmental Planning, a professional environmental consulting firm,
recommends an Addendum to the MND.
Second Phased Construction Addendum
The applicant is currently requesting to reverse the phased construction to allow for the
construction of the 50 condominium units and subterranean parking structure as Phase
I. According the MND Addendum dated April 21, 2020 and construction scope of work,
the phasing and project proposal will be as follows:
Phase I – 22 months
Phase I will involve site preparation, the construction of a subterranean garage with
125 parking spaces, 50 stacked condominiums, landscaping, hardscape and amenities
for the building, including a rooftop garden. The following is a detailed outline of the
scope of work and construction activity that will take place in Phase I:
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●

Site Preparation. The project site will be prepared for the construction of the new
townhomes and condominiums. This phase will take approximately two (2)
months to complete.

●

Grading. The project site will be graded to accommodate the subterranean
parking structure and utilities. Approximately 25,000 cubic yards will be removed
during the grading phase. This phase will take approximately three (3) months to
complete.

●

Paving. This phase will involve the paving of internal roadways and the
construction of the subterranean parking garage. This phase will last
approximately five (5) months.

●

Construction and Installation (50 stacked Flats). The 50 stacked flat units will be
constructed during this phase. This phase will take approximately ten (10)
months to complete.

●

Landscaping and Finishing. This phase will involve the installation of
landscaping including the roof garden for the 50 stacked flats and the
completion of on-site improvements. This phase will last approximately two (2)
months.

Phase II – 8 months
Phase II will include the construction of the 21 townhouses each with a private 2-car
garage, 20 grade-level parking spaces, roads and fences, adjacent landscaping and
hardscape and public amenities for the 21 townhouses and any other finishes to the
site. The following is a detailed outline of the scope of work and construction activity that
will take place in Phase II:
●

Construction and Installation. The 21 townhouse units will be constructed
during this phase. This phase will take approximately six (6) months to
complete.

●

Landscaping and Finishing. This phase will involve the installation of
landscaping and fencing adjacent to the 21 townhome units as well as the
completion of all other on-site improvements. This phase will last approximately
two (2) months.

PROJECT ANALYSIS:
In compliance with the project’s 2020 time extension, the site preparation and clearing is
currently in progress. The proposed change to the phasing plan aims to complete the 2story subterranean parking structure and the 39 foot high, 3-story stacked 50
condominium units which is the largest portion of the project as the first phase.
Constructing the 50 condominium units first will allow a much greater number of units
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that can be occupied. Noise and other impacts generated from the construction of the
remaining 21 units will be lessened due to their location on the outer areas of the
project. The 21 units are also shorter in height (24 foot high, 2-story buildings). No
revisions are proposed to the site plan, number of units, elevations or parking.
In order to reflect the change to the two-phased construction, additional conditions were
edited to remain consistent, as follows:
 Additional security and screening for the 50 condominium units will be provided
once Phase II construction commences;
 Properly noticing prospective Phase I Rowland property owners and adjacent
residents of the Phase II construction;
 Designating construction vehicle locations during Phase II to ensure the safety
of prospective residents; and
 Ensuring that all Building & Safety and Public Works Department/Engineering
Division permits are obtain and fees are paid in full.
Based upon the review of the project, staff believes that the proposed changes to the
project’s construction schedule conforms to the requirements of the City’s General Plan
and Zoning Code. 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.
CITY REVIEW PROCESS:
Planning Staff and other City Departments and Divisions have reviewed the proposed
revision to the construction schedule 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 each 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:
As a part the request, an Addendum to the approved MND was prepared by Blodgett
Baylosis Environmental Planning, a professional environmental consulting firm. An
addendum to an approved MND may be prepared if only minor technical changes or
additions are necessary. As stated in the prepared addendum, an addendum need not
be circulated for public review, but can be included in or attached to the approved MND.
The decision-making body shall consider the addendum with the approved MND prior to
making a decision on the project.
The Addendum, dated April 21, 2020, concluded that the new construction phasing and
secondary access will not have any additional affects on the project’s physical
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characteristics. The mitigation measures that were originally proposed will be effective
in reducing the project’s potential impacts and will continue to be applicable given the
changes to the construction schedule. Therefore, no new analysis or mitigations will be
required.

RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Sections 6 through 10 of the draft resolution contain the original approved
recommended findings, conditions and mitigation measures per Resolution No. 9630 for
the Planning Commission’s consideration.

RECOMMENDATION:
Staff recommends that the Planning Commission evaluate the proposal and consider
the following Actions:
A. Adopt an addendum to Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Program with the mitigation measures contained therein; and
B. Approve Revision to Conditional Use Permit No. 13-14, Conditional Use Permit
No. 15-15 and Modification No. 13-14 and Addendum to the Mitigated Negative
Declaration, subject to conditions of approval.

ATTACHMENTS:
A.
B.
C.
D.
E.
F.
G.
H.
I.

Resolution No. 3571
Resolution No. 3461 (November 22, 2016)
Resolution No. 9630 (January 19, 2016)
Addendum to Mitigated Negative Declaration (April 21, 2020)
Addendum to Mitigated Negative Declaration (November 3, 2016)
Adopted Initial Study/Mitigated Negative Declaration
Public Hearing Notice
Radius Map
Posting Image
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RESOLUTION NO. 3571

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA APPROVING REVISION TO
CONDITIONAL USE PERMIT NO. 13-14, CONDITIONAL
USE PERMIT NO. 15-15 AND MODIFICATION NO. 13-14
FOR A 71 UNIT DEVELOPMENT LOCATED IN THE R-4
(HIGH-DENSITY
MULTIPLE-FAMILY)
ZONE
AND
ADOPTING AN ADDENDUM TO THE MITIGATED
NEGATIVE DECLARATION FOR THE PROPERTY
LOCATED AT 4127-4143 ROWLAND AVENUE, EL
MONTE, CALIFORNIA.
The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION. On January 19, 2016, the City
Council approved Tentative Tract Map No. 62624, Conditional Use Permit No. 13-14,
Conditional Use Permit No. 15-15, Variance No. 01-15 and Modification No. 13-14 for a
71-unit residential development. On November 22, 2016, the Planning Commission
approved a revision to the project’s construction schedule. On January 16, 2018, the
Planning Commission approved an extension for the project. On August 1, 2019, the
applicant recorded the Final Map for the project. On January 21, 2020, the Planning
Commission approved a second extension for the project.
On February 11, 2020, Shining Rowland Company, LLC., 16035 Robin
Way, Industry, California, 91745 filed an application for Conditional Use Permit No. 1314, Conditional Use Permit No. 15-15, Variance No. 01-15 and Modification No. 13-14
to allow a two-phased construction schedule for the 71- unit residential development.
The proposal does not include any additional changes to the site plan and will comply
with the development project as approved by the City Council on January 19, 2016.
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SECTION 2 – PUBLIC HEARING. This request is made pursuant to the
requirements of Section 16.10, 17.20 and 17.24 of the El Monte Municipal Code
(EMMC). The property is located at 4127 - 4143 Rowland Avenue, on the west side of
Rowland Avenue, and described as follows, to-wit
APN: 8577-009-055, formerly known as 8577-008-062,
8577-008-047 and 8577-009-042
Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider adopt of an Addendum to Mitigated Negative Declaration, and approve
revisions to Conditional Use Permit No. 13-14, Conditional Use Permit No. 15-15 and
Modification No. 13-14 for the two phased construction of a 71–unit multi-family
complex before this Planning Commission on April 29, 2020 at which time, all interested
persons were given full opportunity to be heard and present evidence.
SECTION 3 - ZONING.
(High-Density/Multi-Family Residential).

The property is located within the R-4 zone
Surrounding properties are of similar land

uses, the land uses are as follows:





North: R-4; Residential/Industrial Use
South: R-4; Residential Uses
West: City of Rosemead; Residential Uses
East: R-4; Residential
SECTION 4 - ENVIRONMENTAL. That in accordance with the criteria and

authority contained in the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined to adoption of an
Addendum to Mitigated Negative Declaration (MND) in accordance with the
requirements of the State CEQA Guidelines.
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SECTION 5 - GENERAL PLAN.

That the General Plan land use

designation is High-Density Residential. The proposed project is permitted on the
subject property upon the adoption of a Mitigated Negative Declaration (MND), and
approval of Tentative Tract Map (TTM) No. 62624, Conditional Use Permit (CUP) No.
13-14, Conditional Use Permit No. 15-15, Modification (MOD) No. 13-14 as approved by
the City Council on January 19, 2016. The project is consistent with the goals of the
2011 El Monte General Plan.
SECTION 6 - TENTATIVE TRACT MAP FINDINGS. That all necessary
findings for the granting of the Revision to Tentative Tract Map to consolidate two (2)
parcels into one (1) parcel and subdivide into a 71 residential unit multi-family
complex pursuant to Section 16.10.110 of the EMMC in a positive manner and are as
follows:
A. That the proposed map is consistent with applicable general and
specific plans.
Finding of Fact:
The Project includes an application for Conditional Use Permits to allow the
development of 71 multi-family dwellings at a density of 23 units per acre. The site
has a General Plan Land Use Designation of High- Density Residential. The
General Plan land use designation of high- density residential allows the
maximum of 25 units per acre. The two phased construction schedule is consistent
with the original approval and is consistent with the general plan.
B. That the design or improvement of the proposed subdivision is consistent
with applicable general and specific plans.
Finding of Fact:
The subject property has a gross area of 3.09 acres. The Project is consistent with
the General Plan designation of High-Density Residential and is specifically
consistent with goals of the Community Design and Land Use Elements and
granting the subdivision will not adversely affect the purpose, goals, and policies
of the General Plan. The Project will have a density of 23 units per acre. The
General Plan land use designation of high density residential allows the maximum of
25 units per acre.
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C. That the site is physically suitable for the type of development.
Finding of Fact:
Once combined, the two (2) lots will have a gross area of 3.09 acres. The Project
will have a density of 23 units per acre. The General Plan land use designation of
high- density residential allows the maximum of 25 units per acre. The Project will
meet all standards of the Zoning Code, with exception to floor area. However, a
Modification is included as part of the requested entitlements. The preliminary
approved subdivision will not change as part of the two phased construction schedule
and is consistent with the General Plan.
D. That the site is physically suitable for the proposed density of development.
Finding of Fact:
Once combined, the two (2) lots will have a gross area of 3.09 acres. Pursuant to
the approval of the Modification, the Project will be permitted to deviate in floor
area ratio from 40 percent to 73 percent. The Project will comply with all other
standards of the Zoning Code. The Project is consistent with the General Plan Land
Use Designation of High-Density Residential with the allowed density of 25 units per
acre. The density will not change as part of the two phased construction schedule.
E. That the design of the subdivision, or the proposed improvements, are
not likely to cause substantial environmental damage or substantially
and avoidably injure fish or wildlife or their habitat. However, if an
environmental impact report was prepared for the Project and a finding
was made pursuant to Subdivision (c) of Section 21081 of the Public
Resources Code that specific economic, social and other considerations
make infeasible the mitigation measures or project alternatives
identified in the environmental impact report, then the City Council
may still approve the proposed subdivision.
Finding of Fact:
An initial study and mitigated negative declaration was completed for this Project
to identify any environmental impacts. All potentially significant impacts were
mitigated with mitigation measures as described in Section 11 of this Resolution.
With these measures, there are no significant environmental impacts associated with
the Project. An addendum has been prepared for the two phased construction
schedule, no new mitigation measures are required.
F. That the design of the subdivision or the type of improvements is not likely
to cause serious public health problems.
Finding of Fact:
The City is a built-out community, and the Project is not likely to cause serious
public health problems. Conditions of approval have been incorporated into the
Project or will be imposed to ensure that the two phased construction schedule for
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the Project will not negatively impact the surrounding properties or land uses in the
area. Additionally, before the issuance of City development permits and/or a
Certificate of Occupancy, the Project is required to comply with all conditions set
forth in the Resolution of approval, from the Building and Safety Division,
Engineering/Public Works Division, and Fire Department requirements. The
referenced agencies through the permit and inspection process will ensure that the
Project will not be detrimental to the public health, safety or welfare nor will it
be materially injurious to the properties or improvements in the vicinity.
G. That the design of the subdivision or the type of improvements will not
conflict with easements, acquired by the public at large, for access through
or use of, property within the proposed subdivision. In this connection,
the governing body may approve a map if it finds that alternate easements
for access or for use will be provided, and that these will be substantially
equivalent to ones previously acquired by the public. This subsection
shall apply only to easements of record and to easements established by
judgment of a court of competent jurisdiction. No authority is granted to a
legislative body to determine that the public at large has acquired
easements for access through or use of property within the proposed
subdivision.
Finding of Fact:
The proposed Tentative Tract Map has identified four (4) easements on the
western side of the property along the Eaton Wash. Planning staff and the City’s
Public Works Department has evaluated the Project and determined that the
proposed subdivision complies with the intent and requirements of Chapter 16 of
the EMMC (Subdivisions). Conditions of approval have been placed to assure all
standards and regulations will be met from Los Angeles County Fire Department,
Los Angeles County Flood Control and Sanitation District regarding easement
access to all agencies. The granting of this Project will not give authority to
remove or redesign existing easements without prior approval of responsible
agencies.
SECTION 7 – CONDITIONAL USE PERMIT FINDINGS.

That all

necessary findings for the granting of Revision to Conditional Use Permit to construct
three (3) or more

residential

units

as

a

Planned

Residential

Development

pursuant to Section 17.24.050 of the EMMC can be made in a positive manner and
are as follows:
A. The granting of the Conditional Use Permit will not be detrimental to
the public health or welfare or be injurious to the property or to
improvements in such zone or vicinity.
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Finding of Fact:
The Project is consistent with the R-4 zoning district and “High Density
Residential” General Plan Land Use Designation. The Project will add a Planned
Residential Development overlay to the R-4 zoning to allow greater flexibility in
development standards. The Project has been designed to reduce the rear yard
setback and comply with all Conditions of Approval and Mitigation Measures and
all Building & Safety, Engineering/Public Works and County Fire Department
requirements. The permit and inspection process will ensure that the Project
complies with local regulations and development codes. The project being
constructed in two phases will not be detrimental to the public health, safety or
general welfare nor will it be materially injurious to the properties or improvements
in the vicinity.
B. The use applied for at the location is properly one (1) for which a
Conditional Use Permit is authorized.
Finding of Fact:
Pursuant to Sections 17.24.040(39) and 17.66.050 of the EMMC, the proposed
planned residential development of three (3) or more units is permitted with the
approval of a Conditional Use Permit by the City Council and with the
conditions of approval as proposed by staff.
C. The site for the proposed use is adequate in size and shape to
accommodate said uses; and that all yards, spaces, walls, fences,
parking, loading, landscaping and other features required to adjust said
use with the land and surrounding uses are provided.
Finding of Fact:
The Zoning Code allows the development of high density residential in this zone.
The site itself has an irregular shape and the proposed layout takes this irregular
shape into account. The project will have reduced the rear yard setbacks but
overall, the subject site provides sufficient setback areas. Parking is provided with
two (2) car garages and subterranean parking for all units. The site will be fully
landscaped.
D. The site abuts streets and highways adequate in width and pavement type
to carry the kind of traffic generated by the proposed use.
Finding of Fact:
A traffic study evaluated the Project’s traffic impacts relative to existing conditions
and opening year, and was included in the environmental analysis. According to
the traffic study the Project would not create any significant traffic impacts at the
study intersections, during the weekday a.m. and p.m. peak hours. Project
mitigation measures are therefore not recommended for the Project. The site is
located within a Zoning District that allows for multi-family residential at a density of
up to 25 units per acre. Rowland Avenue and Rose Avenue are neighborhood
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streets that connect the subject site to the major arterials of Valley Boulevard and
Baldwin Avenue. Construction traffic off of Valley Boulevard will not create additional
impacts.
E. The granting of such a Conditional Use Permit will not adversely affect
the purpose, goals, and policies of the General Plan.
Finding of Fact:
The General Plan recommends a high-density residential development with a
maximum density of 25 units per acre. The Project, with a density of 23 units per
acre, will meet the intent of the General Plan. The Community Design Element
provides design guidance for high-density multiple-family dwelling projects to ensure
that they convey a high level of visual and physical quality and distinctive
neighborhood character in consideration of the following principles:







Building Materials. Use high-quality, natural building materials, such as
stucco, plaster, stone, and wood surfaces for residential structures, and clean,
distinctive materials.
Massing. Discourage single-plane massing by incorporating a variety of
rooflines, articulated wall planes, and multiple forward and recessed walls.
Architectural Detail. Ensure all sides of a building contain a high level of
architectural detail and façade articulation, strong patterns of shade and
shadow, and integrated architectural detail.
Rooflines. Require rooflines of varied elevations and finished and refined
terminations (e.g., cornice, pediment, etc.) suited to the use of the building.
Landscaping. Require lush and well-maintained landscaping appropriate to
the structure and its use and context in a manner that meets community
expectations for quality.
Parking & Garages. Parking and garages should be designed to fulfill their
function without detracting from the aesthetic quality of the building face
viewed by the public.
SECTION

8

–

PLANNED

RESIDENTIAL

DEVELOPMENT

FINDINGS. The applicant is requesting an overlay zoning of Planned Residential
Development, which will add an overlay to the R-4 zoning. That all necessary findings
for the granting of a Planned Residential Development overlay zone pursuant to
Sections 17.66.020, 17.66.030, 17.66.050 and 17.66.080 of the EMMC can be
made in a positive manner and are as follows:
A. Planning Commission finds and determines that the Project meets the intent
and purpose of Section 17.66.020, to encourage a better environment
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through greater flexibility of design, to encourage a more efficient use of
land and the greater proportion reserved for open space; to encourage a
variety of dwelling units and site arrangement, and that the minimum gross
population density within the zone is in conformance with the General Plan.
Finding of Fact: The Project site has an area of approximately 3.09 acres with
a rectangular shaped portion facing Rowland Avenue and a triangular shaped in the
rear portion. These two (2) factors create a need for greater flexibility in the site
planning process. The applicant has arranged 21 of the units along a common
access driveway, which is accessed off of Rowland Avenue. The remaining units
are stacked flats and face a multi-story courtyard. All the units gain access off of
this common driveway either for direct parking to a two-car garage or through
subterranean parking.
B. Planning Commission finds and determines that the Project meets the intent
and purpose of Section 17.66.030 of the EMMC, and that the plan provides a
comprehensive and harmonious arrangement of buildings, open space,
circulation, parking and amenities, that the Project relates to existing and
proposed land use and circulation plans without disrupting the
neighborhood, that the internal street system is efficient and safe and
does not disrupt pedestrian circulation and common area functions, that
open and recreational areas are located adjacent to all dwelling units or easily
accessible from them, and that open and recreational areas should be made
the focal point for the overall design of the development.
Finding of Fact: The proposed project is consistent with the high density designation
of the General Plan and the R-4 zone. The Project will add 71 multi-family units
to an existing neighborhood, which includes a mixture of single-family and multifamily developments. The site layouts of the new houses are arranged along
common driveways or a courtyard to allow maximum pedestrian and vehicular
circulation. Houses will have a two (2) car garage or subterranean parking;
uncovered guest parking is found throughout the Project site. A landscape plan for
the Project shows a variety of trees, shrubs and other vegetation which will provide
an attractive landscape subdivision.
C. Planning Commission finds and determines that the project meets the intent
and purpose of 17.66.050 of the EMMC, requiring a conditional use permit
and meeting the PRD requirements (17.66.080) as follows:
a. Minimum Land Area. A planned residential development shall be of
sufficient size, composition and arrangement to enable its feasible
development as a complete unit.
Finding of Fact: The project site measures 3.09 acres and is sufficient size to
accommodate a 71 unit multi-family development.
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b. Exception of Zone Regulations. Regulations pertaining to yard
requirements, lot dimensions, street frontage of lots and limitations on
the number of dwelling units in a building for the zone in which the
land is situated need not be applied if the City Council finds and
determines that the project meets the intent and purpose of Sections
17.66.020, 17.66.030 and 17.66.050 of the EMMC.
Finding of Fact: For this Project, a PRD was required to allow for the exception from
the development standards to rear yard setback – from 20’ to 10’-5”. The rear portion
of the site has an irregular triangular shape, which creates a need for minor
modifications to the development standards. These exceptions applied to the
Project site as a whole, and not to the individual parcels within the subdivision.
c. Additional Regulations. After reviewing an application for a planned
residential development the City Council may, in its approval thereof,
impose conditions or requirements in addition to or in excess of
those specified in this chapter if it finds that such additional
requirements or conditions are necessary for the protection of the
public health, safety or welfare.
Finding of Fact: This Project has several additional conditions of approval as shown
in Section 11 of this Resolution.
d. Density shall be determined by the underlying zone; however,
density shall mean the average density of the entire site, excluding
property dedicated for a public purpose.
Finding of Fact: The General Plan designation allows a maximum of 25 units per
acre. The applicant is proposing a density of 23 units per acre.
SECTION 9 – MODIFICATION FINDINGS. That all necessary findings
for the granting of a Modification to increase the Floor Area Ratio from the maximum
40 percent to 73 percent, pursuant to Section 17.20.110 of the EMMC can be made
in a positive manner and are as follows:
A. There are exceptional or extraordinary circumstances or conditions
applicable to the property involved, or to the intended use of the
property, that do not apply generally to the property or class of use in the
same zone or vicinity.
Finding of Fact: The Modification request is to increase the maximum FAR from
40 percent to 73 percent. There are special circumstances that are unique and
support the Modification request. For the Project to meet the FAR requirement, the
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size of each unit and/or the number of units would need to be significantly
reduced. Having a multi- family project designed exclusively with small studio units
is inconsistent with the City’s goal to provide a variety of housing options and sizes
for residents. As previously noted in the report, the Project will have a density of
23 units per acre, which is below the maximum of 25 units per acre. In order to
maintain similar sized units and meet the FAR, the total number of units would
need to be reduced to 38, or 12.3 units per acre. This would result in a Project
consistent with the R-3 zone, which has the same FAR standard as the R-4 zone,
but a maximum density of only 14 units per acre. Having the Project include a range
of unit sizes and at a density of 23 units per acre would be more consistent with the
vision and intent of the City’s General Plan and Zoning Ordinance.
B. The granting of the Modification will not be materially detrimental to the
public health or welfare or be injurious to the property or to
improvements in such zone or vicinity in which the property is located.
Finding of Fact: The subject site is zoned R-4, and the Project will comply with
the applicable standards related to setbacks, parking and density. However, the R4 zone does not have a height requirement. For purposes of analyzing the
Modification request, staff referred to the height standards of the R-3 zone, which
permits a maximum height of 3-stories and 40 feet. For the Project, the maximum
height of the buildings in the front portion will be 2-stories and 27 feet and the
remaining buildings will be 3-stories and up to 39 feet. In reviewing the overall
development and factoring the conditions of approval and mitigation measures, the
Project and specific Modification request will not have a negative impact on the
surrounding neighborhood.
C. Because of special circumstances applicable to the subject property,
including size, shape, topography, location, or surroundings, the strict
application of the zoning ordinance is found to deprive the subject property
of privileges enjoyed by other properties in the vicinity and under the
identical zone classifications.
Finding of Fact: The Modification request is to increase the maximum FAR from
40 percent to 73 percent. There are special circumstances that are unique and
support the Modification request. For the Project to meet the FAR requirement, the
size of each unit and/or the number of units would need to be significantly
reduced. Having a multi- family project designed exclusively with small studio units
is inconsistent with the City’s goal to provide a variety of housing options and sizes
for residents. As previously noted in the report, the Project will have a density of
23 units per acre, which is below the maximum of 25 units per acre. In order to
maintain similar sized units and meet the FAR, the total number of units would
need to be reduced to 38, or 12.3 units per acre. This would result in a project
consistent with the R-3 zone, which has the same FAR standard as the R-4 zone,
but a maximum density of only 14 units per acre. Having the Project include a range
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of unit sizes and at a density of 23 units per acre would be more consistent with the
vision and intent of the City’s General Plan and Zoning Ordinance.
D. The granting of such Modification
comprehensive General Plan.

will not

adversely affect

the

Finding of Fact:
The General Plan has designated the subject site and surrounding neighborhood
for “High Density Residential” projects, which allows the highest residential density
in the City, compared to other neighborhoods. In addition, the area is to have a
variety of housing types including townhomes, apartments and planned residential
developments.
Having the Project include a range of unit sizes and at a density of 23 units per
acre would be more consistent with the vision and intent of the City’s General
Plan and Zoning Ordinance. Specifically, the proposed project would also be
consistent with the density and FAR of projects in the surrounding area.
SECTION 10 – APPROVAL AND CONDITIONS. The Planning
Commission does here by approve Revision to Tentative Tract Map No. 62624,
Conditional Use Permit No. 13- 14, Conditional Use Permit No. 15-15, and
Modification No. 13-14 and the adopt Addendum to Mitigated Negative Declaration for
this Project in accordance with the California Environmental Quality Act (CEQA) of
1970 and the CEQA Guidelines, as amended, subject to the following to the original
conditions approved by City Council and conditions pertaining to revision request for
two phased construction as follows:
ORIGINAL CONDITIONS OF APPROVAL
PER CITY COUNCIL RESOLUTION NO. 9630
General
1. The Project shall substantially conform to Tentative Tract Map No. 62624,
Conditional Use Permit No. 13-14, Conditional Use Permit No. 15-15, and
Modification No. 13-14 and the associated plan presented to the City Council
on January 19, 2016 and Planning Commission on November 22, 2016.
2. The Tentative Tract Map approval as contained herein shall be effective for a
period of twenty-four (24) months from the date of effective approval of
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January 19, 2016 thereof; provided however, that prior to such date, building
permits shall have been obtained or a time extension shall have been approved
by the City Council in accordance with Section 16.10.140 of the EMMC and the
State Subdivision Map Act.
3. Approvals for the Conditional Use Permits and Modification shall be effective for
the life of the Tentative Tract Map and shall remain effective for a period of
six (6) months from the date of the final recordation of the map; provided
however, that prior to such date, building permits shall have been obtained or
a time extension shall have been approved by the City Council.
4. The applicant shall obtain approval from the Los Angeles County Flood Control
and Sanitation District regarding their project encroaching within the access
easement adjacent to the Eaton Wash to provide required common open
space and parking spaces. Such approval must be secured prior to the issuance
of building permits. If the applicant cannot secure the necessary approvals,
the Project shall be redesigned to meet any reductions in required open space,
parking and trash enclosures.
5. The applicant shall obtain approval from the Los Angeles Fire Department for
the alternative paving plan for the fire lane surrounding the triangular shaped
building at the central portion of the site. A minimum 50 percent of the total area
of the fire lane shall be planted with vegetation materials and such vegetation
shall be distributed throughout the fire lane area.
6. A copy of the approving resolution shall be printed or attached to the
development plans that are to be submitted during the plan check process.
7. All applicable conditions and mitigation measures shall be met or deemed to
have been addressed by the Economic Development Director or his designee
prior to final inspection and prior to either issuance of building permits or
occupancy of any buildings.
8. All Planning Division, Building Division, Code Enforcement Division,
Engineering Division, and Los Angeles County Fire Department standards and
conditions shall be complied with prior to the issuance of building or another
time specified in the conditions or approval or as outlined in City Codes.
9. All City and Los Angeles County Fire Department standards and conditions shall
be implemented prior to final inspection and prior to occupancy of any building.
10. The applicant and property owner shall sign and submit an affidavit accepting
all conditions of approval contained in the City Council Resolution prior to
issuance of Building Permits for the Project.
11. All elevations of the units shall be fully architecturally rendered. Prior to issuance
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of building permits, elevations of all four sides of the units shall be
submitted for approval to the Planning Division.
Affordable Unit
12. Prior to certificate of occupancy, the developer has agreed to set aside eight
percent (8%) or six (6) units, whichever is greater as moderate income
affordable housing units. Moderate income households are those earning 81 to
120 percent of Los Angeles County’s median family income (MFI). The
developer will work with staff to develop an affordability agreement to be fully
executed and recorded prior to recordation of Final Tentative Tract Map No.
62624. Said agreement will require that at least eight percent (8%) or six (6)
units, whichever is greater of residences be set aside and maintained as
affordable to persons and families of “moderate” income, as defined in California
Health and Safety Code Section 50052.5 et seq.
13. The applicant is financially responsible for any additional staff or legal work
associated with putting in place the legal documents necessary to properly
record and memorialize the low to moderate income units. This would include
any costs associated with regular monitoring of the unit for its affordability status.
The City will accept an alternative financial instrument that achieves the intent
of this condition, subject to the approval of the Economic Development Director.
14. The affordable units must be held for low income households for a 30 year
period, beginning with the date of issuance of a certificate of occupancy. The
unit must be owner occupied and not leased or rented without the prior and
express approval of the Housing Division of the City.
Legal
15. 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.
16. The applicant and City shall enter into a Subdivision Improvement Agreement
prior to recordation of the Final Parcel Map for the design, acquisition,
installation, construction, dedication and one-year warranty for all of the
public infrastructure improvements required by the conditions of approval for
Tentative Tract Map No. 62624.
CC&R’s for property maintenance shall be required and shall be reviewed
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and approved by the City Attorney. Said CC&R’s shall include, but not be limited
to, the following: a) the provision that the Conditions of Approval contained in
this Resolution shall be transformed to the individual property owners of the
seventy-one (71) parcels at the time of ownership transfer from the applicant to
the buyer; and b) the provision that the Owner’s Association shall be
administered by a professional property management company. The CC&R’s
shall be submitted for review by the City Attorney and shall be approved and
recorded before building permits are issued and before a final map is approved
an/or recorded.
a. Parking. The CC&R’s shall address and ensure that all residential and
guest parking is allocated and properly marked for use. A total of 185
parking spaces shall be provided. Each enclosed garage space shall
also be kept clear and available for the parking of two (2) vehicles.
b. On-going maintenance criteria, repair and upkeep of the property and
all improvements located thereupon (including but not limited to controls
on the proliferation of trash and debris about the property; the proper
and timely removal of graffiti; the timely maintenance, repair and upkeep
of damaged, vandalized and/or weathered buildings, structures and/or
improvements; the timely maintenance, repair and upkeep of exterior
paint, parking areas/striping, pedestrian pathways/open space areas,
lighting and irrigation fixtures, walls and fencing, landscaping and related
landscape improvements and the like, as applicable); and
c. Compliance with any applicable City ordinances related to the
preservation of certain varieties of protected trees, which would require
City approval for removal and/or relocation.
Construction
17. The applicant shall distribute a notice prior to the commencement of
construction activities to all City of Rosemead residents within 300 feet of the
project boundary and all City residents of properties that abut the Project site.
The notice shall include the contact information of the project manager and City
Planning Division staff.
18. A truck/traffic construction management plan is required for this Project pursuant
to the Department of Transportation. All construction traffic regarding the
movement of heavy equipment and graded materials are limited to off peak
hours. This plan shall be approved prior to the issuance of Building Permits.
19. The Project must comply and be designed to meet the all requirements of the
2013 California Building Code. All building safety, geotechnical, mechanical,
electrical, plumbing, and accessibility requirements will be reviewed for
compliance during plan review.
20. Prior to commencing demolition and site preparation activities, the Project site
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shall be secured with a fence to prevent unauthorized access to the site and
the fence shall contain a screening material to screen construction activities
from view. The temporary screening fence shall be installed to the
satisfaction of the Economic Development Department and shall be maintained
in good condition (free of tears, holes, crack lines, debris, etc.) at all times. At
the primary entrance to the site, the screening material shall be reduced to a
maximum height of four (4) feet to provide visibility into the site at all times and
for public safety purposes. The Project site shall also have a minimum of one (1)
sign of quality material depicting the Project, which shall include renderings,
project opening date, and City Council information. The signs shall be
designed and installed to the satisfaction of the Economic Development
Department and maintained in good condition (free of tears, graffiti, holes,
cracks, fading, debris, etc.) at all times.
21. Prior to the demolition of any existing property line walls and/or fences and
construction of a new property line concrete block wall(s), the developer shall
make reasonable efforts to coordinate and obtain approval from neighboring
property owner(s) to remove any existing wall(s) and/or fence(s). Written
authorization from the neighboring property owner shall be provided for the
removal of an existing wall and construction of a new property line wall upon
submittal for plan check.
22. Prior to the commencement of construction on the site, the developer shall
schedule a pre-construction meeting between the general superintendent or
field representative and the Planning Division to discuss the approved plans
and construction requirements.
23. The developer and project construction manager shall be required to work with
City staff to identify all public and private schools within a 1000-foot radius
from the project site. The applicant/construction manager shall be required to
contact all identified schools to notify the principal of the school about the
Project, construction periods, and planned trucking routes, and to coordinate
trucking activities to and from the site. Trucking deliveries and pickups from the
Project site shall be prohibited during the periods identified by a school within the
radius and during peak hours when children are coming to or leaving the
school. Additionally, all project sites located within this specified radius shall be
required to maintain one (1) onsite flag personnel to direct trucking activities
coming to and leaving the site during all phases of project construction and until
the Project has received final approval. The applicant shall be required to submit
to the Planning Division a written letter showing evidence that this condition has
been satisfied prior to issuance of a building permit.
24. During the construction process all related activities, including but not limited
to, loading, unloading, storage of equipment and materials, and parking of
employee vehicles are prohibited within the public R.O.W. All such activities
shall be conducted only on the project site and not in the public R.O.W.
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25. All onsite activities shall comply with the City of El Monte Noise Ordinance at
all times.
26. Automatic gas shut off/earthquake safety valves shall be installed for each
gas meter location.
27. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other
like containers; and all such waste shall be removed from the premises on a
routine basis, as provided under EMMC Chapter 8.20, by a solid waste hauler
duly franchised to provide such service to the property. Applicant shall divert fifty
percent (50%) of its solid waste through recycling services provided by a solid
waste hauler duly franchised to provide such service to the property. Pending
completion of all construction activities upon the property, surplus
construction materials shall be stored so as to be screened from view when not
actually in use. All construction and demolition debris shall be removed from
the property in compliance with EMMC Chapter 8.20. The removal of all solid
waste arising out of the construction and demolition process shall be
undertaken by a duly franchised solid waste hauler authorized to provide
solid waste services for construction and demolition projects within the City.
The removal of all other wastes from the property shall be undertaken by a duly
franchised solid waste hauler authorized to provide solid waste services to
residential and commercial properties within the City.
a. Prior to the issuance of a Building Permit, the developer shall submit to
the Building Safety Division, the Environmental Services Division and the
Code Enforcement Division, the name and contact information for the
contracted waste hauler. It shall be the developer's obligation to ensure that
the waste contractor utilized has obtained permits from the City to provide
such services.
b. Prior to final approval for occupancy, and in addition to any other
requirements set forth under the EMMC or by the Chief Building Official, the
developer shall submit to the Building and Safety Division, the receipt(s)
showing evidence that the waste and debris generated during the
construction process were properly disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction
and demolition activities authorized under this Resolution, solid waste
containers and bulky items may not be stored or maintained at locations
designated for parking and must be maintained in those locations designated
for the temporary storage of solid waste and bulky items.
28. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All
trash and refuse shall be disposed of in dumpsters and be removed from the
premises on an as needed basis. Any surplus construction materials shall be
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stored so as to be screened from public view when not actually in use and
be removed from the property upon completion of construction activities. The
removal of all trash, debris, and refuse, whether during or subsequent to
construction shall be done only by the property owner, the applicant or by a
permitted waste contractor, who has been authorized by the City to provide
collection, transportation, and disposal of solid waste from residential,
commercial, and construction areas within the City.
a. Prior to issuance of a Building Permit, the developer shall submit to the City,
the name and contact information for the contracted waste hauler. It shall
be the developer's obligation to insure that the waste contractor utilized
has obtained permits from the City to provide such services.
b. Prior to final approval for occupancy, the applicant shall submit to the
Planning Division, the receipt(s) showing evidence that the waste and
debris generated during the construction process were properly disposed.
29. Fire protection facilities; including access, must be provided prior to and
during construction.
30. Prior to the commencement of construction activities, the applicant shall construct
a temporary cement/paved path for truck access along the eastern portion of
the site (for the first 240 feet from the property line along Rowland Avenue).
This shall remain in place until the permanent driveway in that portion of the
property is ready to be constructed. No trucks shall idle along the eastern
portion of the site. In addition, the applicant shall construct a plywood fence
extension along the northern and southern property lines of the eastern portion of
the site.
31. All staging areas and storage of equipment and materials shall be set back
from adjacent residential uses.
32. The Applicant shall ensure that the contractors conduct demolition and
construction activities between the hours of 8:00 AM and 6:00 PM on weekdays
and 9:00 AM to 5:00 PM on Saturdays, with no construction permitted on
Sundays or Federal holidays.
Art in Public Places
33. The Project shall be required to comply with the Art in Public Places Ordinance.
The Project applicant shall submit plans for the display of public art or a
project place monument within the development, which shall be approved by
the Art in Public Places Committee.
Site Plan
34. Prior to the recording of the Final Map, the City and/or developer shall submit
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a composite development plan showing all required and intended public and
private improvements for the land parcels and public roadway as delineated
in the Map approved herein.
35. The Applicant shall submit a design for the onsite trash enclosure(s) for review
and approval by the Planning Division and the City's Solid Waste Service
Provider during the plan check process. All trash enclosures shall be screened
and buffered from public view. The trash enclosures shall include a designated
area for solid waste disposal and a designated area for recycling disposal. The
design will be reviewed for aesthetic value and use of quality materials. All
outside trash and garbage collection areas shall be paved and enclosed on at
least three (3) vertical sides by a solid five (5) foot high wall and on the fourth
side by a view obscuring gate to screen the containers from view. Trash
enclosures shall be of a size sufficient to contain all trash containers maintained
outside the building. The finish and color of the enclosure shall be designed to
match a primary element from the site building style as well as incorporate a
decorative cover per the approval of the Planning Services Manager.
36. All garages shall incorporate the use of automated garage door opener and
lighting. Said garage door and opener must be maintained in an operable state
at all times, and shall maintain an inside “clear” dimension of 20’X20’.
37. Decorative pavers shall be installed at the Project entrance and in other
locations along the common driveway to break up the paving to the satisfaction of
the Economic Development Director.
38. Bicycle racks and storage lockers not located in the underground garages shall
be decorative. Open space areas shall include decorative benches, trash
containers, picnic/BBQ areas and other outdoor amenities to the satisfaction
of the Planning Services Manager. During the plan check process, the
applicant shall provide cut sheets of the selected decorative items.
39. The applicant shall install speed bumps along driveways throughout the Project site.
40. The applicant shall work with staff to provide additional bicycle parking locations
in the underground structure and at ground level in different parts of the complex.
41. The applicant shall work with Los Angeles County Flood Control and County staff
to provide a pedestrian access fence along the flood channel adjacent to Valley
Boulevard. Such fence shall be equipped with a key (security) code, meet
ADA requirements and include intercom service that will connect with all
residential units.
42. The applicant shall add a five (5) foot wide paved appearance design with
pavers along the southern portion of common driveway along the front portion of
the site.
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43. The applicant shall work to include two (2) electrical vehicle charging station
within the parking garage.
44. The applicant shall install a security systems room and HD camera within the
parking structure. The camera plan shall be reviewed by the El Monte Police
Department and such recording shall be available for the El Monte Police
Department for a minimum of 45 days.
Landscaping
45. A detailed landscape/irrigation plan shall be submitted to the Planning Division
with the following changes for review and approval by City staff and shall
address the following items:
a. Comply with the State mandated Water Efficiency Ordinance, Chapter
17.11 - Water Efficiency of the EMMC. The document package may be
downloaded on the City website under Building and Safety or contact the
Building and Safety Division at (626) 580-2050.
b. An automatic timed underground irrigation system shall be installed and
maintained for each landscaped area.
46. The landscape plan shall provide for a variety of groundcover, grasses,
shrubs, perennials, and ornamental trees with various textures, heights, size and
a variety of foliage and flower color. The landscape plan shall include a Plant
Legend containing: plant symbol, scientific name of plant material, common
name of plant material, plant container size, and plant spacing in “inches”. Single
row and triangle plant spacing are preferred. Very low, low and medium water
usage plant materials are encouraged.
47. All landscape and irrigation areas shall be installed prior to a certificate of
occupancy.
48. Street trees shall be planted along Rowland Avenue 36 inch Lagerstroema
Hybrids, White Crape Myrtle.
49. Landscape vines shall be placed along block walls, fences and structures.
50. The applicant shall install a dog park/run and outdoor adult exercise
equipment throughout the common open space. The applicant shall submit a
specification sheet and elevation of proposed equipment.
51. The proposed rooftop garden shall include multiple shade structures, seating
areas, planters/pots and a walkway loop. All areas shall include a mixture of
decorative pavers and natural materials in a variety of colors. Activity areas that
may generate noise shall be located along the western half of the rooftop
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away from adjacent residences.
landscape architect.

Such plans shall be drawn by a licensed

Lighting
52. The developer shall submit a photometric plan to the Public Works Department
for review and it shall provide a minimum of 1 foot-candle throughout the site.
Where available and deemed necessary by the Planning Services Manager,
the system must be equipped with vandal resistant covers and be shielded to
direct light away from all neighboring uses, and comply with CALGreen or local
ordinance, whichever is more stringent. The lighting plan shall include the design
and specifications for all proposed exterior site lighting fixtures and shall be
reviewed for quality, aesthetics, and illumination values.
53. The developer shall submit for review by the Planning Division and the
Engineering Division, the design and specifications for all proposed lighting
fixtures proposed for the buildings, drive aisles, parkways, parking areas,
pathways, and surrounding areas within the development. The fixtures shall be
reviewed for quality, aesthetics, illumination values, sustainability values such as
LED and shall be decoratively and architecturally consistent with the building
design. The number, location, height, style and design shall be reviewed and
approved by the Planning Division and Engineering Division prior to issuance of
building permits.
Fire Department
54. Final Conditions of Map:
a. Signs shall be places along all fire lanes, fire lanes shall be maintained at
all times.
b. The Final Map shall be submitted to our office for review and approval prior
to recordation. The driveway shall be labeled as Private Driveway and Fire
Lane on the Final Map. Verification of compliance is required prior to Final
Map clearance.
c. Prior to Final Map clearance, provide written verification that the required
fire hydrants have been bonded for in lieu of installation.
d. Fire hydrant improvement plans shall be submitted to our office for review
and approval prior clearance of the Final Map.
e. Access as noted on the Tentative and the Exhibit Maps shall comply with Title
21 (County of Los Angeles Subdivision Code) and Section 503 of the Title
32 (County of Los Angeles Fire Code), which requires all weather access.
55. Conditions of Approval Access – Verification for compliance will be performed
during the architectural plan review prior to building permit issuance:
a. Fire Department apparatus access shall be extended to within 150 feet of
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b.

c.

d.

e.

f.

g.

h.

i.

all portions of the exterior walls of any future buildings or structures.
Verification for compliance will be performed during the architectural plan
review prior to building permit issuance.
Access as noted on the Tentative Tract Map and the Exhibit Maps shall
comply with Title 21 (County of Los Angeles Subdivision Code) and Section
503 of the Title 32 (County of Los Angeles Fire Code), which requires all
weather access.
All proposed streets within this development shall provide approved street
names and signs. All future buildings shall provide approved address
numbers. Compliance required prior to occupancy to the satisfaction of the
Public Works Department and the County of Los Angeles Fire Code.
Provide a minimum unobstructed width of 28 feet, exclusive of shoulders,
except for approved security gates in accordance with Section 503.6, and
an unobstructed vertical clearance “clear to sky” Fire Department vehicular
access to within 150 feet of all portions of the exterior walls of the first
story of the building, as measured by an approved route around the exterior
of the building when the height of the building above the lowest level of
the Fire Department vehicular access road is more than 30 feet high, or
the building is more than three (3) stories. The access roadway shall be
located a minimum of 15 feet and a maximum of 30 feet from the building,
and shall be positioned parallel to one
(1) entire side of the building. The side of the building on which the aerial
fire apparatus access road is positioned shall be approved by the fire code
official. Fire Code 503.1.1 & 503.2.2.
Dead-end fire apparatus access roads in excess of 150 feet in length shall
be provided with an approved Fire Department turnaround. Fire Code
503.2.5. Cross-hatch the Fire Department turnaround on the site plan. Include
the dimensions of the turnaround. The orientation of the turnaround shall be
properly placed in the direction of travel of the access roadway.
All on-site Fire Department vehicular access roads shall be labeled as
“Private Driveway and Fire Lane” on the site plan along with the widths
clearly depicted on the plan. Labeling is necessary to assure the access
availability for Fire Department use. The designation allows for
appropriate signage prohibiting parking.
Fire Department vehicular access roads must be installed and maintained in
a serviceable manner prior to and during the time of construction. Fire Code
501.4
A minimum 5 foot wide approved firefighter access walkway leading from the
Fire Department access road to all required openings in the building's
exterior walls shall be provided for firefighting and rescue purposes. Fire Code
504.1
All on-site Fire Department vehicular access roads shall be labeled as
“Private Driveway and Fire Lane” on the site plan along with the widths
clearly depicted on the plan. Labeling is necessary to assure the access
availability for Fire Department use. The designation allows for
appropriate signage prohibiting parking.
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The all-weather “Turftrack” road (Fire Lane) shall be placed on compact dirt.
(not over the structure), and the road substructure shall be designed to
support the weight of an Arial Apparatus (75,000 lbs.) with the ladders raised.
k. The said “Tufftrack” fire lane design and operation shall have the following
notes and conditions:
i. The Fire Lane is installed under the supervision and certified by a
registered engineer that it will support the weight of a fire apparatus.
ii. The fire lane is clearly delineated as a GRASS FIRE LANE by
proper signage at the entrance and terminus of the fire lane.
iii. The perimeter of the fire lane shall be delineated by a12” wide strip
painted with the lettering “Fire Lane” stenciled in white every 75 feet.
iv. The Fire Lane shall be subject to a periodic testing by this Department.
v. The HOA shall assume responsibility for proper maintenance of the
Fire Lane.
vi. Structural Engineer shall provide the engineering design and structural
calculations of said “Tufftrack” fire lane for Los Angeles County Fire
Department and Los Angeles County Building and Safety Department
review and approval prior to the road construction.
j.

56. Conditions of Approval Water –
a. All hydrants shall measure 6"x 4"x 2-1/2" brass or bronze, conforming to
current AWWA standard C503 or approved equal.
b. Install one (1) new public fire hydrant on Rowland Avenue (see attached map
for locations).
c. The required fire flow for the public fire hydrant at this location is 6,750 gpm,
at 20 psi residual pressure, for a duration of two (2) hours over and above
maximum daily domestic demand. Fire Code 507.3 and Appendix B105.1
Appendix B.
d. Provide the following calculation on site plan. The required fire flow is based
on the following calculation: type of construction per the Building Code, and
square footage of the proposed buildings. A reduction for fire sprinklers
up to 50% maximum may be issued by Fire Prevention Engineering during
the building plan check phase.
e. Install four (4) on-site fire hydrants. (see attached map for locations).
f. The required fire flow for a single private ON-SITE fire hydrant at this location
is 1250 gpm at 20 psi residual pressure. If more than one (1) on-site fire
hydrant is required, the on-site fire flow shall be the same as required for
public fire hydrants in accordance with Appendix Table B105.1. Fire Code
C106.
g. Plans showing underground piping for private on-site fire hydrants shall be
submitted to the Sprinkler Plan Check Unit for review and approval prior
to installation. Fire Code 901.2, County of Los Angeles Fire Department
Regulation
h. Vehicular access must be provided and maintained serviceable throughout
construction to all required fire hydrants. All required fire hydrants shall
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be installed, tested, and accepted prior to construction.
Utilities and Mechanical Equipment
57. All onsite utilities service lines shall be underground and not visible to the
public view.
58. The applicant shall submit a composite utility plan depicting the location of
above ground utility appurtenances. The exact location of the equipment shall be
approved by the Planning Division, during the plan check process, and shall be
installed as per approved plans. They shall not be allowed within the parking,
turnaround and landscape areas or on any façade facing a public street.
59. All mechanical equipment placement and screening shall be included on the
composite development plan and shall be reviewed and approved by the
Planning Division prior to installation. Where practicable and as shown on the
plans approved by Planning Commission in the course of obtaining the
requested entitlements, mechanical equipment, heating, ventilation, air
conditioning (HVAC) units, satellite dish systems, solar panels, thermal solar
heaters, utility meters, above ground utility and fire safety connections will be,
screened, located out of public view or be architectural integrated into the
Project design.
Fences and Walls
60. Where proposed, new interior and perimeter fences and walls for the Project
site shall be of a decorative design and manufactured/built using durable
materials and protective surfaces. The application of graffiti resistant coating
and/or other anti- graffiti measures are required.
61. A fence is prohibited across the common driveway or front walkway entrance
along Rowland Avenue.
Architecture
62. Prior to issuance of building permits, the plans shall specify the type of material
that will be installed on exterior of residences.
63. All guard rails must be decorative and high quality material and shall be reviewed
by the Planning Department during the plan check process.
64. All windows facing a pedestrian walkway shall be recessed to compliment the
architectural style of building.
65. The building facing Rowland Avenue and common driveway shall be smooth
stucco.
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66. During the plan check process the elevations should be printed in color. All
proposed materials and stucco should be presented on a board and noted on the
architectural plans.
Community Facilities District
67. The City may initiate a study for additional new public safety services or public
safety service facilities for the benefit of supporting future multi-family
developments within the City. The information from sources such as the study,
but not limited to the study, may be used by the City to initiate proceedings to
form a community facilities district (CFD) to provide a source of funding to pay
for any such additional level of public safety services or new public safety
service facilities for the benefit of the Project. As a condition of approval for the
Project herein, the Project Proponent, at the request of the City shall execute
all necessary requirements and participate in the CFD.
Engineering and Public Works
69. General:
a) Development Impact Fees associated with this Project shall include but are
not limited to the following fees and deposits; National Pollution Discharge
Elimination System
(NPDES) landscaped areas (impervious versus
pervious) fee, applicable sewer fee, street fee, storm drain fee, traffic fee,
quimby (Parkland Fees), deposits, technology enhancement fees. All
applicable fees associated with demolition of existing structures, drainage,
site development, and construction are based on actual square footage of any
commercial development and number of residential units.
b) Developer shall obtain approval from the Los Angeles Fire Department
(LACFD) for development’s fire protection, fire flow requirements, access
road(s) for development, etc. and shall construct all Fire Department required
improvements. LACFD approval will be required:
i. Prior to Grading/Building Permits (LACFD Building Division)
c) Environmental documentation shall be prepared, processed, and a final
environmental document prepared in accordance with the provisions of the
California Environmental Quality Act. The applicant shall provide such
additional data and information and shall deposit and pay such fees as may
be required for the preparation and processing of environmental review
documents pursuant to the City’s procedures for implementation of the
California Environmental Quality Act.
d) Onsite Groundwater Monitoring Wells, including legally removed, permanent,
temporary, and active wells must be depicted on all site plans, grading
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plans, tentative tract/parcel maps, and all other relevant plans. Include a
legend that demonstrates ownership, date installed, and type of monitoring
well along with all other relevant information.
e) Engineering Geology and/or Seismic Safety Report. A preliminary
engineering geology and/or seismic safety report, prepared in accordance
with City guidelines, is required if the subdivision lies within a “medium risk”
or “high risk” geologic hazard area as shown by maps on file contained
within the safety element of the General Plan.
f) All USA/Dig Alert graffiti markings must be removed by the contractor from
the sidewalk, curb & gutter, and/or asphalt pavement prior to final approval.
g) No encroachment into the City right-of-way from private property will be allowed.
h) The City Engineer may require other information or may impose additional
conditions and requirements as deemed necessary to protect health, safety,
and to benefit the public.
70. Tract Maps/Easements:
a) All Tract Maps are to be recorded in the Los Angeles County Recorder’s
Office prior to issuance of “Notice of Completion”/Certificate of
Occupancy” and an electronic copy of the approved Tract Map is submitted
to the Engineering Division for our records. A Registered Civil Engineer or
Land Surveyor licensed by the State of California must prepare and submit
the proper documents, legal descriptions and maps describing the tract
map. The final City of El Monte approved tract map must be submitted to
the Los Angeles County Recorder's Office for recordation.
b) Flood Control Easements must be shown on the plans. Any attempt to
vacate, modify, enhance, predesignate and/or redrawn the boundary lines
of the easement requires written authorization from Los Angeles County Flood
Control.
c) Access to the Project is attainable through private property. Developer is
responsible for obtaining/verifying the existence of ingress/egress easements
for the Project. A copy of such easements shall be provided to the Public
Works Department.
d) All survey monuments shall be set as shown on the recorded subdivision. If
this is not possible, then an amended map should be processed showing the
correct location of the set survey monuments. Preserve existing survey
monuments (property corners, centerline ties, etc.) in the public right of way.
All disturbed and removed survey monuments in the public right of way shall
be re-established and record of survey shall be filed with the County
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surveyor in accordance with applicable provisions of the state law.
e) Applicant is responsible to install, document, and submit centerline tie
information for new streets, revisions to existing streets, and replacement
of centerline ties removed during construction.
f) City Attorney’s Office to approve the CC&R’s for the Project. Owner or
developer to contact the City Attorney’s Office directly at (626) 580-2010,
with any questions and comments.
g) The Title Company must submit to the Engineering Division a Final
Subdivision Guarantee prior to final Tract Map approval by the City Engineer.
71. Grading and Drainage:
h) The Grading and Drainage Plan must include standard City of El Monte
NPDES, Grading, and Drainage Notes which shall be prepared in
accordance with the City of El Monte Grading Manual.
i) Soils Report. A preliminary soils report prepared in accordance with the
City’s grading ordinance shall be submitted. If the preliminary soils report
indicates the presence of critically expansive soils or other soil problems
which, if not corrected, would lead to structural defects the soils report
accompanying the final map shall contain an investigation of each lot within
the subdivision.
j) A Hydrology Study Report, based on a 25-year frequency design storm or a
50- year frequency design storm, as dictated by the LA County DPW 2006
Hydrology Manual, must be submitted to the Engineering Division. The study
must provide hydraulic calculations based on the given area and the
ability of the existing storm drain infrastructure to receive and support the
allotted drainage runoff. Drainage calculations shall adhere to City standards,
NPDES, and all other environmental regulations and requirements.
k) Applicant must show 100 year flood elevation and provide information
proposed pad elevations are above this elevation or otherwise protected
against a 100- year flood event. Project adjacent to Eaton Wash.

l) The Storm Water Pollution Prevention Plan (SWPPP) is a document
that addresses water pollution control for a construction project. The
Construction General Permit (CGP) requires that all stormwater discharges
associated with construction activity, where said activity results in soil
disturbance of one (1) acre or more of land area, must be permitted
under the CGP and have a fully developed site SWPPP on-site prior to
beginning any soil disturbing activities. The CGP requires the development
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of a project-specific SWPPP. The SWPPP must include the information
needed to demonstrate compliance with all the requirements of the CGP.
The SWPPP document must be written by a Qualified SWPPP Developer
(QSD). The City requires that a Water Pollution Control Manager (WPC
Manager) be responsible for the implementation of a SWPPP. The WPC
Manager must have the same qualifications as a QSD. For further details
pertaining to the State of California’s requirement, please visit the
following website: https://smarts.waterboards.ca.gov/smarts/faces/SwSmartsLogin.jsp A
Waste Discharge Identification Number (WDID#) must be obtained prior to
commencing any work.
m) Low Impact Development (LID) is a requirement of the NPDES Permit No.
CAS004001, Order No. ORDER NO. R4-2012-0175 and City of El Monte
Ordinance No. 2840. This permit was issued by the State of California
Regional Water Quality Control Board, Los Angeles Region on December
28, 2012 and the City Ordinance was passed and adopted June 10,
2014 The LID is a narrative report that explains the type of development
and drainage of the site. Itmust address the post-construction water quality
and habitat impact issues. Once the site has been developed, how will
runoff be maintained? Was there a system that was designed to treat the
runoff prior to discharging into the public system? Best Management
Practices (BMPs) should be implemented to address storm water pollution
and peak flow discharge impacts. All BMPs must be sized to meet specified
water quality design and/or peak flow discharge criteria.
i. Filtration and infiltration methods must be used to defray a large
percentage of the storm water runoff into the storm drain system
72. Sewer:
n) Engineer to show the location of the sewer mainline, nearest manholes,
lateral serving the Project and configuration of the onsite sewer including
diameter and material of the onsite sewer. Sewer Capacity/Area Study will
be required to ensure the existing sewer system has sufficient capacity for
the Project. Sewer cleanouts must be positioned at 100-foot intervals on the
lateral coming off the main sewer line. Applicant must obtain Will Serve Letter
from County Sanitations District of Los Angeles County.
o) Sewer Lift Stations, where approved, shall be a privately owned and
operated facility under the responsibility of the HOA or other Private Entity.
Additionally:
i. HOA/Private Entity shall provide 24 hour access via knox box to Sewer
Lift Station in case of an emergency.
ii. HOA/Private Entity will be responsible for payment to the City for
emergency services/other services City provides to maintain a fully
operational facility if the HOA/Private Entity fails to do so.
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73. Water:
p) It is the applicants’ responsibility to contact the Water Purveyor (California
American Water Company) to obtain approval of service and that the
purveyor has adequate water to provide such service. Provide acceptable
analysis to verify sufficient water pressure and flow for:
i. General conditions
ii. During MID (maximum instantaneous demand) conditions
iii. During fire flow and MID conditions
q) All existing water services no longer required as part of this Project shall
be abandoned at the mainline.
74. Overhead Utilities:
r) Developer shall underground any existing overhead utilities that are to serve
the Project site. The final scope and design of the undergrounding of these
overhead facilities is subject to SCE and other relevant utility provider
approval.
75. Parking Lot and Driveways:
s) All parking lots and driveways shall be surfaced with asphaltic concrete to
a minimum thickness of three (3) inches over a minimum aggregate base of
six (6) inches or surfaced with Portland Cement concrete with a minimum
thickness of five (5) inches over a three (3) inch aggregate base. After review
of the probable vehicular traffic and the soils report for the project,
additional material may be required at the discretion of the City Engineer.
EMMC 17.08.030.
76. Street and Traffic:
t) All Streets fronting the Project shall be improved to meet current General
Plan requirements for Right of Way and Roadway. Use Geotechnical
Engineer’s Report and APWA standard plans and specifications for roadway
improvements. Prepare offsite improvement plans as necessary and provide
an engineer’s estimate for all public improvements. All offsite improvements
shall be in complete compliance with the Americans with Disabilities Act
(ADA).
u) Traffic control plans must be signed by a licensed State of California
Traffic Engineer and submitted for review and approval.
v) Public improvements will be generated on the basis of the approved site
plan. P.C.C. pavement and asphalt-concrete (A.C.) thicknesses and strengths
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will be determined by the Registered Civil Engineer (project engineer of
record) preparing the street plans and utility improvement plans.
w) Repair, remove, and replace deficient and/or damaged sidewalk and
standard curb & gutter adjacent to the development at the direction of the
City Engineer/City Inspector. Use APWA standard plans and specifications.
x) Remove all existing improvements no longer intended for use (drive
approaches, under sidewalk drains, meter boxes, etc.) and replace with new
sidewalk and full height curb and gutter as required. Use APWA standard
plans and specifications.
y) Roadway lighting on Rowland Ave. shall be evaluated for adequacy in
accordance with current Illuminating Engineering Society (IES) standards. A
copy of the evaluation report shall be submitted to the Public Works
Department for review and approval. The applicant shall upgrade any
deficient street lighting to comply with IES standards.
z) Development impacting the surrounding roadway system must take into
account and mitigate the additional traffic volumes and the altering of
existing traffic patterns. In addition to designing appropriate access for the
proposed development, planners and developers must strive to maintain a
satisfactory transportation level of service and safety for all roadway users.
Traffic mitigation concerns will take into account the recommendations of
the approved traffic impact study as performed by a State of CA licensed
traffic engineer.
aa) A fair share cost contribution on the installation of the traffic signal at
the intersection of Valley Blvd and Rowland Ave is required.
NEW CONDITIONS OF APPROVAL PERTAINING TO TWO PHASED
CONSTRUCTION ADDENDUM DATED MARCH 25, 2020.
77. The approval is a Revision to the approved entitlements to allow a two – phased
construction schedule for the 71 – unit residential development, extending the
construction time from 11 to 14 months to 30 months. No other changes are
proposed.
78. The revised project shall substantially conform to the two – phased project plans and
the March 25, 2020 Addendum to the Mitigated Negative Declaration on file with the
Planning Division.
79. The applicant shall work with the Los Angeles Flood Control District to obtain
temporary, secondary construction access to the site from Valley Boulevard. This
access shall be used during for all construction related traffic.
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80. Prior to commencing construction Phase II, a temporary screening fence shall be
installed adjacent and between the 50 units and the building townhomes to the
north, east and south. The temporary screening and location shall be reviewed and
approved by the Planning Division.
81. Construction employees and/or construction vehicles shall not park or be stored in
any of the grade level parking provided for residents. A parking plan shall be
reviewed and approved by the Planning Division.
82. Landscaping for the site shall be completely installed and properly replaced by the
completion of the project. Installation of the roof garden and amenities for the 50
condominium units must be completed by the end of Phase I.
83. The applicant shall pay all associated Public Works Department/Engineering
Division impact fees (such as traffic and Quimby) prior to Certificate of Occupancy
issuance as follows:
Development Impact Fee Summary Total
Impact Fee Category
Sewer
Storm Drain
Streets
Traffic Impact
Tech Enhance
Quimby Park Fee

Fee Total
$99,897.00
$40,683.00
$57,865.00
$4,820.90
$4,246.22
$915,900.00

Total

$1,123,412.12

84. A Construction Activity Disclosure shall be provided to the buyer at the time of sale
of the 50 condominium units for Phase I. This disclosure shall include language
construction related impacts and timing of Phase II. The Document shall be
reviewed and approved by the Planning Division and City Attorney’s Office.
85. The applicant shall notice all adjacent neighbors of the phased construction as the
time of construction begins.
86. Building permits to commence Phase II construction for 21 townhouse units shall be
issued prior to final Building Occupancy Permits are issued for all Phase I units.
87. Conditions of approval from Resolution No. 3571 shall replace and supersede
conditions of approval outlined in City Council Resolution No. 9630 and Planning
Commission No. 3461. If any conflict should arise the stricter conditions shall be
upheld.
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MITIGATION MEASURES
The applicant shall comply with all mitigation measures outlined below and in
the Mitigation Monitoring and Reporting Program of the CEQA document:
Aesthetics
MM-1. The applicant shall ensure that all lighting meet the equipment and
illumination standards of the City to the satisfaction of the Economic Development
Department. The zoning code that pertains to the Project is 17.40.020.P, lighting
systems, which states that for all sites serving three (3) or more dwelling units, the
developer shall install an onsite lighting system in all parking areas, vehicular
access ways and along major walkways. Such lighting shall be directed onto
driveways and walkways within the project and away from dwelling units and
adjacent properties. Such lighting system shall be automated using either an
electronic time switch device or photoelectric sensor device and the lighting
device shall be equipped with vandal resistant covers. The Applicant must also
submit an exterior lighting plan for review and approval by the Economic
Development Department prior to the issuance of building permits.
MM-2. The applicant must ensure that appropriate light shielding is provided for
the lighting equipment in the parking area, buildings, and security as a means to
limit glare and light trespass. In addition, light standards must be low (no more
than 15 feet in height) to eliminate the potential for light trespass.
Air Quality
MM-3. All unpaved demolition and construction areas shall be watered during
excavation, grading and construction, and temporary dust covers shall be used
to reduce dust emissions and meet SCAQMD Rule 403. Watering will reduce fugitive
dust by as much as 55 percent. The water used in the control of fugitive dust
shall be recycled water.
MM-4. All materials transported off-site shall either be sufficiently watered or
securely covered to prevent excessive amounts of dust and spillage.
MM-5. All clearing, earthmoving, or excavation activities shall be discontinued
during periods of high winds (i.e. greater than 15 mph), so as to prevent excessive
amounts of fugitive dust fugitive dust.
MM-6. The applicant shall ensure that the grading and building contractors must
adhere to all pertinent provisions of Rule 403 pertaining to the generation of
fugitive dust during grading and/or the use of equipment on unpaved surfaces. The
contractors will be responsible for being familiar with, and implementing any pertinent
best available control measures.
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MM-7. To ensure that odors from diesel equipment are kept to a minimum, the
Project Contractors shall ensure that all diesel trucks and equipment are not left
to idle for longer than five (5) minutes.
Cultural Resources
MM-8. The Project applicant will be required to obtain the services of a qualified
Native American Monitor during construction-related ground disturbance activities.
Ground disturbance is defined by the Tribal Representatives from the Gabrielino
Band of Mission Indians, Kizh Nation as activities that include, but are not limited
to, pavement removal, pot-holing or auguring, boring, grading, excavation, and
trenching, within the project area. The monitor(s) must be approved by the tribal
representatives and will be present on-site during the construction phases that
involve any ground disturbing activities. The Native American Monitor will complete
monitoring logs on a daily basis. The logs will provide descriptions of the daily
activities, including construction activities, locations, soil, and any cultural materials
identified. The Monitor will photo-document the ground disturbing activities. The
monitors must also have Hazardous Waste Operations and Emergency Response
(HAZWOPER) certification. In addition, the monitors will be required to provide
insurance certificates, including liability insurance, to the an archaeological
resource(s) are encountered during grading and excavation activities, pertinent
provisions outlined in the California Environmental Quality Act, California Public
Resources Code Division 13, Section 21083.2 (a) through (k) shall apply. The onsite monitoring shall end when the project site grading and excavation activities are
completed.
Geology
MM-9. The Project will be required to undergo a structural engineering study in
subsequent phases of building design to take into account the liquefaction
potential pursuant to the requirements of the California Geological Survey.
Hazardous Materials
MM-10. The applicant, and the contractors, must adhere to all requirements
governing the handling, removal, and disposal of asbestos-containing materials,
lead paint, underground septic tanks, and other hazardous substances and
materials that may be encountered during demolition and land clearance
activities. Any contamination encountered during the demolition, grading, and/or
site preparation activities must also be removed and disposed of in accordance with
applicable laws prior to the issuance of the building permit.
Hydrology and Water Quality
MM-11 Prior to issuance of any grading permit for the Project that would result in
soil disturbance of one (1) or more acres of land, the applicant shall
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demonstrate that coverage has been obtained under California's General Permit
for Stormwater Discharges Associated with Construction Activity by providing a
copy of the Notice of Intent (NOI) submitted to the State Water Resources Control
Board and a copy of the subsequent notification of the issuance of a Waste
Discharge Identification (WDID) Number or other proof of filing shall be provided
to the Chief Building Official and the City Engineer.
MM-12. The applicant shall prepare and implement a Storm Water Pollution
Prevention Plan (SWPPP). The SWPPP shall be submitted to the Chief Building
Official and City Engineer prior to the issuance of a grading permit. The applicant
shall register their SWPPP with the State of California. A copy of the current
SWPPP shall be kept at the project sites and be available for review on request.
MM-13. The applicant shall prepare and implement a Water Quality Management
Plan (WQMP). The WQMP shall be submitted to the Chief Building Official and City
Engineer prior to the issuance of a grading permit. In addition, the applicant shall be
responsible for the construction of all on-site best management practices control
measures as indicated in the WQMP and as required by Director of Public Works.
These measures shall be in place prior to the issuance of a Certificate of
Occupancy. The Applicant is to maintain these measures in place and functioning for
the life of the building. Inspections of the control measures shall be permitted at
any time to City personnel. The WQMP shall be recorded on the property.
MM-14. All catch basins and public access points that cross or abut an open
channel shall be marked by the applicant with a water quality label in
accordance with City standards. This measure must be completed and approved by
the City Engineer prior to the issuance of a Certificate of Occupancy.
MM-15. The applicant shall be responsible for the construction of all on-site
drainage facilities as required by the City Engineer.
MM-16. The applicant shall place signs on the new Concrete Masonry Unit wall that
will extend along the eastern side of the Eaton Wash that contain prohibitive
language (such as “NO DUMPING – DRAINS TO OCEAN”) and/or graphical icons
to discourage illegal dumping per the approval of the Department of Public Works.
Legibility of stencil and signs must be maintained at all times.
Noise
MM-17. The developer shall install double-paned windows in each unit that abuts
the industrial uses as a means to further reduce noise levels. The installation of
double- paned windows can reduce noise by up to 20% and well-designed vinyl
frames can help reduce it by as much as 50%.
MM-18. Each dwelling unit shall be constructed with weather-stripped solid core
exterior doors and exterior wall/roof assemblies insulated to further reduce interior
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ambient noise levels. This mitigation measure will reduce the noise levels by
approximately 6 dB.
MM-19. The applicant shall ensure that the contractors conduct demolition and
construction activities between the hours of 8:00 AM and 6:00 PM on weekdays
and 9:00 AM to 5:00 PM on Saturdays, with no construction permitted on
Sundays or Federal holidays.
MM-20. The applicant shall ensure that the contractors use construction equipment
that includes working mufflers and other sound suppression equipment as a
means to reduce machinery noise.
MM-21. The applicant shall notify the nearby residents along Rowland Avenue as to
the times and duration of construction activities at least 10 days before the
commencement of construction activities. In addition to the notification of the
individual residences, signage must be placed on the construction security fences
that would be located along the Project site. The individual signs must clearly
identify a contact person (and the phone number) that local residents may call to
complain about noise related to construction and/or operations. Upon reception of
a complaint, the contractor must respond immediately by reducing noise to
acceptable levels. In addition, all complaints and subsequent communication
between the affected residents and contractors must be forwarded to the City’s
Economic Development Department.
Population & Housing
MM-22. As part of the Project’s mitigation monitoring, the preparers of the IS/MND
shall contact the appropriate Homeless/Prevention Service Provider to conduct a
site visit site and interview the homeless occupant(s) to assess the situation and
determine the appropriate services needed to aid the individual(s).
Public Service
MM-23. The Project will undergo review by the Los Angeles County Fire Department
to ensure that sprinklers, hydrants, fire flow, etc. are adequate in meeting the
Department’s requirements.
MM-24. The applicant shall install signage along the internal private street stating
“No Parking Anytime” to ensure proper fire equipment access.
MM-25. The El Monte Police Department (EMPD) will revisit the site plan for
the planned residential development to ensure that the development adheres to the
EMPD requirements.
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Public Service
MM-26. A sign that reads “SLOW CHILDREN CROSSING” must be placed at
the entrance and exit of the driveway connection with Rowland Avenue.
Utilities
MM-27. The Project applicant will be required to install Xeriscape, or landscaping
with plants that require less water, as an alternative to traditional landscaping
and turf. According to the Los Angeles County Department of Public Works, the
addition of Xeriscape can reduce outdoor water consumption by as much as 50
percent.
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SECTION 12 – 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.
________________________________
Amy Wong, Chairperson
ATTEST:

_______________________________
Jason Mikaelian, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason Mikaelian, Secretary of the Planning Commission of the City of El Monte, do
hereby certify that the above and foregoing is a full, true, and correct copy of Resolution
No. 3571 adopted by the Planning Commission of the City of El Monte, at a special
meeting by said Commission held on April 29, 2020, by the following votes to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason Mikaelian, Secretary
El Monte City Planning Commission
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RESOLUTION NO. 9630
A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, ADOPTING A MITIGATED . NEGATIVE
DECLARATION .AND APPROVI NG TENTATIVE TRACT
MAP NO. 62624 FOR THE SUBDIVISION OF A 71 UNIT
CONDOMINIUM DEVELOPMENT, CONDITIONAL USE
PERMIT NO. 13-14, CONDITIONAL USE PERMIT NO. 1515 AND MODIFICATION NO. 13 14 WITH CONDITIONS
AND MITIGATION MEASURES, FOR THE PROPERTY
LOCATED AT 4127 - 4143 ROWLAND AVENUE, EL
MONTE, CALIFORNIA
The City Council of the City of El Monte (the "City"), County of Los Angeles, State
of California, does hereby find, determine and resolve as follows;
· SECTION

1 •

PROJECT

DESCRIPTION.

On May 15, 2014,

Andrew Chiao, 16035 Robin Way, Industry, CA, 91745 filed an application for
Tentative Tract Map No. 62624, Conditional Use Permit No. 13-14, Conditional Use
Permit No. 15-15 and Modification No. 13-14 for the construction of a 71 unit multifamily complex (the "Project").
SECTION 2 - PUBLIC HEARING. This request is made pursuant to the
requirements of Section 16.10, 17.20 and 17.24 of the EI Monte Municipal Code
(EMMC). The property is located at 4127 - 4143 Rowland Avenue, on the west side of
Rowland Avenue, and described as follows, to-wit
APN: 8577-008-062, 8577-009-042
Pursuant to which after due notice.as required by law, a full and fair public hearing was
held

to

consider and adoption of a Mitigated Negative Declaration, and approve

Tentative Tract Map No. 62624, Conditional Use Pennit No. 13-14, Conditional Use
Permit No. 15-15 and Modification No. 13-14 for the construction of a 71 unit multlfamily complex before this City Council on December 15, 2015 and January 19, 2016, at
Which time, all interested persons were given full opportunity to be. heard and present
evidence.

1

SECTION 3 - ZONING. The property is located within the R-4 zone
(High-Density Multi-Family Residential). Surrounding properties are of similar land
uses, the land uses are as follows:
• North: R-4; Residential/Industrial Use
• South: R-4; Residential Uses
• West City of Rosemead; Residential Uses
• East: R-4; Residential
SECTION 4 - ENVIRONMENTAL. That in accordance with the criteria and
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined to adopt a Mitigated
Negative Declaration in accordance with the requirements of the CEQA Guidelines.
SECTION 5 - GENERAL PLAN. That the 2011 El Monte General Plan
(the "Generai Plan") land use designation is High Density Residential. The Project is
permitted on the subject property upon the adoption of a Mitigated Negative
Declaration, and approval of Tentative Tract Map No. 62624, Conditional Use Permit
No. 13-14, Conditional Use Permit No. 15-15 and Modification No. 13-14. The Project
is consistent with the goals of the General Plan.
SECTION 6 - TENTATIVE TRACT MAP FINDINGS.

That all necessary

findings for the granting of a Tentative Tract Map to consolidate two (2) parcels into one
(1) parcel and subdivide into a 71 residential unit multi-family complex pursuant

to

Section 16.10.110 of the EMMC can be made In a positive manner and are as follows:

A That the proposed map is consistent with applicable g17neral and specific
plans.
Finding of Fact:
The Project includes an application for Conditional Use Permits to allow the
development of 71 multi-family dwellings at a density of 23 units per acre. The site has
a General Plan Land Use Designation of High Density Residential. The General Plan
land use designation of high density residential allows the maximum of 25 units per
acre.

B. That the design or improvement of the proposed subdivision is consistent with
applicable general and specific plans.
Finding of Fact:
The subject property has a gross area of 3.09 acres. The Project is consistent with the
General Plan designation of High Density Residential and is specifically consistent with
goals of the Community Design and Land Use Elements and granting the subdivision
will not adversely affect the purpose, goals, and policies of the General Plan. The
Project will have a density of 23 units per acre. The General Plan land use designation
of high density residential allows the maximum of 25 units per acre.
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C. That the site is physically suitable for the type of development.
Finding of Fact
Once combined, the two (2) lots will. have a gross area of 3.09 acres. The Project will
have a density of 23 units per acre. The Genera! Plan land use designation of high
density residential allows the maximum of 25 units per acre. The Project will meet all
standards of the Zoning Code, with exception to floor area. However, a Modification is
included as part of the requested entitlements.
D. That the site is physically suitable for the proposed density of development
Finding of Fact:
Once combined, the two (2) lots will have a gross area of 3.09 acres. Pursuant to the
...., approval of the Modification, the Project will be permitted to deviate in floor area ratio
from 40 percent to 73 percent. The Project will comply with all other standards of the
Zoning Code. The Project is consistent with the General Plan Land Use Designation of
High Density Residential with the allowed density of 25 units per acre.
E. That the design of the subdivision, or the proposed improvements, are not
likely to cause substantial environmental damage or substantially and
avoidably injure fish or wildlife or their habitat However, if an environmental
impact report was prepared for the Project and a finding was made pursuant
to Subdivision (c) of Section 21081 of the Public Resources Code that
specific economic, social and other considerations make infeasible the
mitigation measures or project alternatives Identified in the environmental
impact report, then the City Council may still apprpve the proposed
subdivision.
·
Finding of Fact:
An initial study and mitigated negative declaration was completed for this Project to
identify any environmental impacts. All potentially significant impacts were mitigated
with mitigation measures as described in Section 11 of this Resolution. With these
measures, there are no significant environmental Impacts associated with the Project.
F. That the design of the subdivision or the type of improvements is not likely to
cause serious public health problems.

-""''

Finding of Fact:
The City is a built-out community, and the Project is not likely to cause serious public
health problems. Conditions of approval have been Incorporated into the Project or will
be imposed to ensure that the Project will not negatively impact the surrounding
properties or land uses in the area. Additionally, before the issuance of City
development permits and/or a Certificate of Occupancy, the Project is required to
comply with all conditions set forth in the Resolution of approval, from the Building and
Safety Division, Engineering/Public Works Division, and Fire Department requirements.
The referenced agencies through the permit and inspection process will ensure that the
Project will not be detrimental to the public health, safety or welfare nor will it be
materially Injurious to the properties or improvements in the vicinity.
G. That the design of the subdivision or the type of improvements will not conflict
with easements, acquired by the public at large, for access through or use of,
property within the proposed subdivision. In this connection, the governing
body may approve a map if it finds that alternate easements for access or for
use will be provided, and that these will be substantially equivalent to ones
previously acquired by the public. This subsection shall apply only to
easements of record and to easements established by judgment of a court of
competent jurisdiction. No authority is granted to a legislative body to
determine that the public at large has acquired easements for access through
or use of property within the proposed subdivision.
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Finding of Fact:
I:

\

I
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The proposed Tentative Tract Map has identified four (4) easements on the western
side of the pr0perty along the Eaton Wash. Planning staff and the City's Public Works
Department has evaluated the Project and determined that the proposed subdivision
complies with the intent and requirements of Chapter 16 of the EMMC '(Subdivisions).
Conditions of approval have been placed to assure all standards and regulations will be
met from Los Angeles County Fire Department, Los Angeles County Flood Control and
Sanitation District regarding easement access to all agencies. The granting of this
Project will not give authority to remove or redesign existing easements without prior
approval of responsible agencies.

SECTION 7 - CONDITIONAL USE PERMIT FINDINGS.

That

all

necessary findings for the granting of a Conditional Use Permit to construct three (3) or
more residential units as a Planned Residential Development pursuant to Section

17.24.50 of the. EMMC can be made in a positive manner and are as follows. :
A. The granting of the Conditional Use Permit will not be detrimental to the
public health or welfare or be injurious to the property or to improvements in
such zone or vicinity.
Finding of Fact:

The Project is consistent with the R-4 zoning district and "High Density Residential"
General Plan Land Use Designation. The 'Project will add a Planned Residential
Development overlay to the R4 zoning to allow greater flexibility in development
standards. The Project has been designed to reduce the rear yard setback and comply
with all Conditions of Approval and Mitigation Measures and all Bu1lding & Safety,
Engineering/Public Works and County Fire Department requirements. The permit and
inspection process will ensure that the 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 use applied for at the location is properly one (1) for which a Conditional
Use Permit is authorized.
Finding of Fact:

Pursuant to Sections 17.24.040(39) and 17.66.050 of the EMMC, the proposed planned
residential development of three (3) or more units is permitted with the approval of a
Conditional Use Permit by the City Council and with the conditions of approval as
proposed by staff.
C. The site for the proposed use is adequate in size and shape to accommodate
said uses; and that all yards, spaces, walls, fences, parking, loading,
landscaping and other features required to adjust said use with the land and
surrounding uses are provided.
Finding of Fact:

The Zoning Code allows the development of high density residential in this zone., The
site itself has an irregular shape and the proposed layout takes this irregular shape into
account. The project will have reduced the rear yard setbacks but overall, the subject
site provides sufficient setback areas. Parking is provided with two (2) car garages and
subterranean parking for all units. The site will be fully landscaped.
D. The site abuts streets and highways adequate in width and pavement type to

carry the kind of traffic generated by the proposed use.
4

Finding of Fact:
A traffic study evaluated the Project's traffic impacts relative to existing conditions and
opening year, and was included in the environmental analysis. According to the traffic
study the Project would not create any significant traffic impacts at the study
intersections, during the weekday a.m. and p.m. peak hours. Project mitigation
measures are therefore not recommended for the Project. The site is located within a
Zoning District that allows for multi-family residential at a density of up to 25 units per
acre. Rowland Avenue and Rose Avenue are neighborhood streets that connect the
subject site to the major arterials of Valley Boulevard and Baldwin Avenue.
E. The granting of such a Conditional Use Permit will not adversely affect the
purpose, goals, and policies of the General Plan.
/'"'"'

Finding of Fact:
The General Plan recommends a high-density residential development with a maximum
density of 26 units per acre. The Project, with a density of 23 units per acre, will meet
the intent of the General Plan. The Community Design Element provides design
guidance for high-density multiple-family dwelling projects to ensure that they convey a
high level of visual and physical quality and distinctive neighborhood character in
consideration of the following principles:
• Building Materials. Use high-quality, natural building materials, such as stucco,
plaster, stone, and wood surfaces for residential structures, and clean, distinctive
materia!S.
• Massing. Discourage single-plane massing by incorporating a variety of rooflines,
articulated wall planes, and multiple forward and recessed walls.
• Architectural Detail. Ensure all sides of a building contain a high level of
architectural detail and fa93de articulation, strong patterns of shade and shadow,
and integrated architectural detail.
a Roof/Ines. Require rooflines of varied elevations and finished and refined
terminations (e.g., cornice, pediment, etc.) suited to the use of the building.
• Landscaping. Require lush and well-maintained landscaping appropriate to the
structure and its use and context in a manner that meets community expectations
for quality.
• Parking and Garages. Parking and garages should be designed to fulfill their
'function without detracting from the aesthetic quality of the building face viewed
by the public.
SECTION 8 - PLANNED RESIDENTIAL DEVELOPMENT FINDINGS.
The applicant is requesting an overlay zoning of Planned Residential Development,
which wi!f add an overlay to the R-4 zoning. That all necessary findings for the granting
of a Planned Residential Development overlay .zone pursuant to Sections 17.66.020,
17.66.030, 17.66.050 and 17.66.080 of the EMMC can be made in a positive manner
and are as follows:

A City Council finds and determines that the Project meets the intent and purpose
of Section 17.66.020, to encourage a better environment through greater
flexibility of design, to encourage a more efficient use of land and the greater
proportion reserved for open space; to encourage a'variety of dwelling units and
site arrangement, and that the minimum gross population density within the zone
is in conformance with the General Plan.
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Finding of Fact:

The Project site has an area of approximately 3.09 acres with a rectangular shaped
portion facing Rowland Avenue and a triangular shaped inthe rear portion. These two
(2) factors create a need for greater flexibility in the site planning process. The
applicant has arranged 21 of the units along a common access driveway, which is
accessed off of Rowland Avenue. The remaining units are stacked flats and face a
multi-story courtyard. All the units gain access off of this common driveway either for
direct parking to a two-car garage or through subterranean parking.
B. City Council finds and determines that the Project meets the intent and purpose

of Section 17,.66.030 of the EMMC, and that the plan provides a comprehensive
and harmonious arrange of buildings, open space, circulation, parking and
amenities, that the Project r_elates to existing and proposed land use and
circulation plans without disrupting the neighborhood, that the internal street
system is efficient and safe and does not disrupt pedestrian circulation and
common area functions, that open and recreational areas are located adjacent to
all dwelling units or easily accessible from them, and that open and recreational
areas should be made the focal point for the overall design of the development.
Finding of Fact:

The proposed project is consistent with the high density designation of the General Plan
and the R-4 zone. The Project will add 71 multi-family units to , an existing
neighborhood, which includes a mixture of single-family and multi-family developments.
The site layouts of the new houses are arranged along common driveways or a
courtyard ta allow maximum pedestrian and vehicular circulation. Houses will have a
two (2) car garage or subterranean parking; uncovered guest parking is found
throughout the Project site. A landscape plan for the Project shows a variety of trees,
shrubs and other vegetation which will provide an attractive landscape subdivision.
C. City Council finds and determines that the project meets the intent and purpose
of 17.66.050 of the EMMC, requiring a conditional use permit and meeting the
PRO requirements (17.66.080) as follows:
a. Minimum Land Area. A planned residential development shall be of
sufficient size, composition and arrangement to enable its feasible
development as a complete unit.
Finding of Fact:

The project site measures 3.09 acres and is sufficient size to accommodate a 71 unit
multi-family development.
b. Exception of Zone Regulations. Regulations pertaining to yard
requirements, lot dimensions, street frontage of lots and limitations on the
number of dwelling units in a building for the zone in which the land is
situated need not be applied if the City Council finds and determines that
the project meets the intent and purpose of Sections 17.66.020, 17.66.030
and 17.66.050 of the EMMC.
Finding of Fact:

For this Project, a PRO was required to allow for the exception from the development
standards to rear yard setback - from 20' to 10'-5". The rear portion of the site has an
irregular triangular shape, which creates a need far minor modifications to the
development standards. These exceptions applied to the Project site as a whole, and
not to the individual parcels within the subdivision.
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c. Additional Regulations. After reviewing an application for a planned
residential development the City CoutJcil may, In its approval thereof,
impose' cciryditions or requirements in addition to or in excess of those
specified in this chapter if it finds that such additional requirements or
conditions are necessary for the protection of the public health, safety or
welfare.
Finding of Fact:
This Project l;las several additional conditions of approval as shown in Section 11 of this
Resolution.
·
d. Density shall .be determined by the underiying zone; however, density
shall mean the average density of the entire site, excluding property
dedicated for a public purpose.
Finding of Facf:
The General Plan designation allows a maximum of 25 units per acre. The appllcant is
proposing a density of 23 units per acre.
SECTION 9 - MODIFICATION FINDINGS. That all necessary findings for
the granting of a Modification to increase the Floor Area Ratio from the maximum 40
percent to 73 percent, pursuant to Section 17.20.i10 of the EMMC can be made in a
positive manner and are as follows:

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

··-·

The Modification request is to increase the maximum FAR from 40 percent to 73
percent. There are special circumstances that are unique and support the Modification
request. For the Project to meet the FAR requirement, the size of each unit and/or the
number of unrts would need to be significantly reduced. Having a multi-family project
designed exclusively wrth small studio units is inconsistent with the City's goal to
provide a variety of housing options and sizes for residents. As previously noted in the
report, the Project will have a density of 23 units per acre, which is below the maximum
of 25 units per acre. In order to maintain similar sized units and meet the FAR, the total
number of units would need to be reduced to 38, or 12.3 units per acre. This would
result in a Project consistent with the R-3 zone, which has the same FAR standard as
the R-4 zone, but a maximum density of only 14 units per acre. Having the Project
include a range of unit sizes and at a density of 23 units per acre would be more
consistent with the vision and intent of the City's General Plan and Zoning Ordinance.
B. The granting of the Modification will not be materially detrimental to the public
health or welfare or be injurious to the property or to improvements in such
zone or vicinity in which the property is located.
·
Finding of Fact:
The subject site is zoned R-4, and the Project will comply with the applicable standards
related to setbacks, parking and density. However, the R-4 zone does- not have a
height requirement. For purposes of analyzing the Modification request, staff referred to
the height standards of the R-3 zone, which permits a maximum height of 3-stories and
40 feet For the Project, the maximum height of the buildings in the front portion will be
2-stories and 27 feet and the remaining buildings will be 3-stories and up to 39 feet. In
reviewing the overall development and factoring the conditions of approval and
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mitigation measures, the Project and specific Modification request will not have a
negative impact on the surrounding neighborhood.
C. Because of special circumstances applicable to . the subject property,
including · size, shape, topography, location, or surroundings, the strict
appfioation of the zoning ordinance is found to depriVe the subject property of
privileges enjoyed by other properties in the vicinity and under the identical
zone classifications.
·
Finding of Fact:
The Modification request is to increase the maximum FAR from 40 percent to 73
percent. There are special circumstances that are unique and support the Modification
request. For the Project to meet the FAR requirement, the size of each unit and/or the
number of units would need to be significantly reduced. Having a multi-family project
designed exclusively with small studio units is inconsistent with the City's goal to
provide a variety of housing options and sizes for residents. As previously noted in the
report, the Project will have a density of 23 units per acre, which is below the maximum
of 25 units per acre. In order to maintain similar sized units and meet the FAR, the total
number of units would need to be reduced to 38, or 12.3 units per acre. This would
result in a project consistent with the R-3 zone, which has the same FAR standard as
the R-4 zone, but a maximum density of only 14 units per acre. Having the Project
include a range of unit sizes and at a density of 23 units per acre would be more
consistent with the vision and intent of the City's General Plan and Zoning Ordinance.
D. The granting of such modification will not adversely affect the comprehensive
General Plan.
Finding of Fact:
The General Plan has designated the subject site and surrounding neighborhood for
"High Density Residential" projects, which allows the highest residential density in the
City, compared to other neighborhoods. In addition, the area is to have a variety of
housing types including townhomes, apartments and planned residential developments.
Having the Project include a range of unit sizes and at a density of 23 units per acre
would be more consistent with the vision and intent of the City's General Plan and
Zoning Ordinance. Specifically, the proposed project would also be consistent with the
density and FAR of projects in the surrounding area.
SECTION 10 - APPROVAL AND CONDITIONS. The City Council does
hereby approve Tentative Tract Map (TTM) No. 62624, Conditional Use Permit No. 1314, Conditional Use Permit No. 15-15, and Modification No. 13-14 and the adoption of
a Mitigated Negative Declaration for this Project in accordance with the. California
Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines, as amended,
subject to the following conditions:
Genera.I

i
',

1. The Project shall substantially conform to Tentative Tract Map No. 62624,
Conditional Use Permit No. 13-14, Conditional Use Permit No. 15-15, and
Modification No. 13-14 and the. associated plan presented to the City Council on
January 19, 2016,
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2. The Tentative Tract Map approval as contained herein shall be effective for a period
of 'twenty-four (24) months from the date of effective approval thereof; provided
however, that prior to such date, building permits shall have been obtained or a time
extension shall have been approved by the City Council in accordance with Secti9n
16.10.140 of the EMMC and the State Subdivision Map Act.
3. Approvals for the Conditional Use Permits and Modification shall be effective for the
life of the Tentative Tract Map and shall remain effective for a period of six (6)
months from the date of the final recordation of the map; provided however, that
prior to such date, building permits shall have been obtained or a time extension
shall have been approved by the City Council.
-··

4. The applicant shall obtain approval from the Los Angeles County Flood Control and
Sanitation District regarding their project encroaching within the access easement
adjacent to the Eaton Wash to provide required common open space and parking
spaces. Such approval must be secured prior to the issuance of building permits. If
the applicant cannot secure the necessary approvals, the Project shall be
redesigned to meet any reductions in required open space, parking and trash
enclosures.
5. The applicant shall obtain approval from the Los Angeles Fire Department for the
alternative paving plan for the fire lane surrounding the triangular shaped building at
the central portion of the site. A minimum 50 percent of the total area of the fire lane
shall be planted with vegetation materials and such vegetation shall be distributed
throughout the fire lane area,
6. A copy of the approving resolution shall be printed or attached to the development
plans that are to be submitted during the plan check process.
7. All applicable conditions and mitigation measures shall be met or deemed to have
been addressed by the Economic Development Director or his designee prior to final
inspection and prior to either issuance of building perm·rt:s or occupancy of any
buildings.
8. All Planning Division, Building Division, Code Enforcement D1v1sion, Engineering
Division, and Los Angeles County Fire Department standards and conditions shall
be complied. with prior to the issuance of building or another time specified in the
conditions or approval or as outlined in City Codes.
9. All City and Los Angeles County Fire Department standards and conditions shall be
implemented prior to final inspection and prior to occupancy of any building.
10.The applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the City Council Resolution prior to issuance of
Buflding Permits for the Project.

·· ""' 11.All elevations of the units shall be fully architecturally rendered. Prior to issuance of
bullding permits, elevations of all four sides of the units shall be submitted for
approval to the Planning Division.
Affordable Unit
12.Prior to certificate of occupancy, the developer has agreed to set aside eight percent
(8%) or six (6) units, whichever is greater as moderate income. affordable housing
units. Moderate income households are those earning 81 to 120 percent of Los
Angeles County's median family income (MF!). The developer wlll work with staff to
develop an affordability agreement to be fully executed and recorded prior to
recordation of Final Tentative Tract Map No. 62624. Said agreement will require
that at least eight percent (8%) or six (6) units, whichever is greater of residences be
set aside and maintained as affordable to persons. and families of "moderate"
income, as defined in California Health and Safety Code Section 50052.5 et seq.
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13,The applicant is financially responsible for any additional staff or legal work
associated with putting in place the legal documents necessary to properly record
and memorialize the low to moderate income units. This would include any costs
associated with regular monitoring of the unit for its affordability status, The City will
accept an alternative financial instrument that achieves the intent of this condition,
subject to the approvalof the Economic Development Director.
14, The affordable units must be held for low income households for a 30 year period,
beginning with the date of Issuance of a certificate of occupancy. The unit must be
owner occupied and not leased or rented without the prior and express approval of
the Housing Division of the City.

Legal
15. By acceptance of the approval of the Project by the City, the applicant shall defend,
indemnify, and hold hanniess 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,
16. The applicant and City shall enter into a Subdivision Improvement Agreement prior
to recordation of the Final Parcel Map for the design, acquisition, installation,
construction, dedication and one-year warranty for all of the public infrastructure
improvements required by the conditions of approval for Tent6!tive Tract Map No.
62624.
17.CC&R's for property maintenance shall be required and shall be reviewed and
approved by the City Attorney, Said CC&R's shall include, but not be limited to, the
following: a) the provision that the Conditions of Approval contained in this
Resolution shall be transformed to the individual property owners of the seventy-one
(71) parcels at the time of ownership transfer from the applicant to the buyer; and b)
the provision that the Owner's Association shall be administered by a professional .
propert)i management company. The CC&R's shall be submitted for review by the
City Attorney and shall be approved and recorded before building permits are issued
and before a final map is approved an/or recorded.
a. Parking, The CC&R's shall address. and ensure that all residential and guest
parking is allocated and property marked for use. A total of 185 parking
spaces shall be provided. Each enclosed garage space shall also be kept
clear and available for the parking of two (2) vehicles,
b. On-going maintenance criteria, repair and upkeep of the property and all
Improvements located thereupon Qncluding but not limited to controls on the
proliferation of trash and debris about the property; the proper and timely
removal of graffiti; the timely maintenance, repair and upkeep of damaged,
vandalized and/or weathered buildings, structures and/or improvements; the
timely maintenance, repair
and upkeep of exterior paint, parking
areas/striping, pedestrian pathways/open space areas, lighting and Irrigation
fbdures, walls and fencing, landscaping and related landscape improvements
and the like, as applicable); and
c. Compliance with any applicable City ordinances related to the preservation
of certain varieties of protected trees, which would require City approval for
removal and/or relocation.

I
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Construction

18. The applicant shall distribute a notice prior to the commencement of construction
activities to all City of Rosemead residents within 300 feet of the project boundary
and all City residents of properties that abut the Project site. The notice shall include
the contact infonnation of the project manager and City Planning Division staff.

10

19.A truck/traffic construction management plan is required for this Project pursuant to
the Department of Transportati on. All construction traffic regarding the movement of
heavy equipment and graded materials are limited to off.peak hours. This plan shall
be approved prior to the issuance of Building Permits.
20. The Project must comply and be designed to meet the all requirements of the 2013
California Building Code. All building safety, geotechnical, mechanical, electrical,
plumbing, and accessibility requirements will be reviewed for compliance duriJJg plan
review.
21. Prior to commencing demolition and site preparation activities, the Project site shall
be secured with a fence to prevent unauthorized access to the site and the fence
shall contain a screening material to screen construction activities from view. The
temporary screening fence shall be installed to the satisfaction of the Economic
Development Department and shall be mainta"rned in good condition (free of tears,
holes, crack lines, debris, etc.) at all times. At the primary entrance to the site, the
screening material shall be reduced to a mfl)(imum height of four (4) feet to provide
visibility into the site at all times and for public safety purposes. The Project site shall
also have a minimum of one (1) sign of quality material depicting the Project, which
shall include renderings, project opening date, and City Council information. The
signs shall be designed and installed to the satisfaction of the Economic
Development Department and maintained in good condition. (free of tears, graffiti,
holes, cracks, fading, debris, etc.) at all times.
22. Prior to the demolition of any existing property line walls and/or fences and
construction of a new property line concrete block wall(s), the developer shall make
reasonable efforts to coordinate and obtain approval from neighboring property
owner(s) to remove any existing wall(s) and/or fence(s). Written authorization from
the neighboring property owner shall be provided for the removal of an existing wall
and construction of a new property line wall upon submittal for plan check.
23. Prior to the commencement of construction on the site, the developer shall schedule
a pre-construction meeting between the general superintendent or field
representative and the Planning Division to discuss the approved plans and
construction requirements.
24. The developer and project construction _manager shall be required to work w!th City
staff to identify all public and private schools within a 1000-foot radius from the
project site. The applicant/constructi on manager shall be required to contact all
identlfred schools to notify the principal of the school about the Project, construction
periods, and planned trucking routes, and to coordinate trucking activities to and
from the site. Trucking deliveries and pickups from the Project site shall be
prohibited during the periods identified by a school within the radius and during peak
hours when children are coming to or leaving the school. Additionally, all project
sites located within this specified radius shall be required to maintain one (1) onsite
flag personnel to direct trucking activlties coming to and leaving the site during all
phases of project construction and until the Project has received final approval. The
applicant shall be required to submit to the Planning Division a written letter showing
evidence that this condition has been satisfied prior to issuance of a building permit
25. During the construction process all related activities, including but not limited to,
loading, unloading, storage of equipment and materials, and parking of employee
vehicles are prohibited within the publlc R.O.W. All such activities shall be
conducted only on the project site and not in the public R.O.W.
26. All onsite activities shall comply with the City of El Monte Noise Ordinance at all
times.
27. Automatic gas shut off/earthquake safety valves shall be installed for each gas
meter location.
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28. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other like
containers; and all such waste shall be removed from the premises on a routlne
basls, as provided under EMMC Chapter 8.20, by a solid waste hauler duly
franchised to provide such service to the property. Applicant shall divert fifty percent
(50°io) of its solid waste through recycling services provided by a solid waste hauler
duly franchised to provide such service to the property. Pending completion of all
construction activities upon the property, surplus construction materials shall be
stored so as to be screened from view when not actually in use. All construction and
demolition debris shall be removed from the property in compliance with EMMC
Chapter 8.20. The removal of all solid waste arising out of the construction and
demolition process shall be undertaken by a duly franchised solid waste hauler
authorized to provide solid waste services for construction and demolition projects
within the City. . The removal of all other wastes from the property shall be
undertaken by a duly franchised solid waste hauler authorized to provide solid waste
services to residential and commercial properties within the City.
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a. Prior to the issuance of a Building Permit, the developer shall submit to the
Building Safety Division, the EnVironmental Services Division and the Code
Enforcement Division, the name and contact information for the contracted waste
hauler. It sha!I be the de)lelopers obligation to ensure that the waste contractor
utilized has obtained permits from the City to provide such services.
b. Prior to final approval for occupancy, and in addition to any other requirements
set forth under the EMMC or by the Chief Building Official, the developer shall
submit to the Building and Safety Division, the receipt(s) showing evidence that
the waste and debris generated during the construction process were properly
disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction and
demolition activities authorized under this Resolution, solid waste containers and
bulky ltems may not be stored or maintained ·at locations designated for parking
and must be maintained in those locations designated for the·temporary storage
of solid waste and bulky items.
·
29. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All trash
and refuse shall be disposed of in dumpsters and be removed from the premises on
an as needed basis. Any surplus construction materials shall be stored so as to be
screened from public view when not actually in use and be removed from the
property upon completion of construction activities. The removal of all trash, debris,
and refuse, whether during or subsequent to construction shall be done only by the
property owner,. the applicant or by a permitted waste contractor, who has been
authorized by the City to provide collection, transportation, and disposal of solid
waste from residential, commerC!al, and construction areas within the City.
a. Prior to issuance of a Building Permit, the developer shall submit to the City, the
name and contact information for the contracted waste hauler. It shall be the
developer's obligation to insure that the waste contractor utilized has obtained
permits from the City to provide such services.
b. Prior to final approval for occupancy, the applicant shall submit to the Planning
Division, the receipt(s) showing evidence that the waste and debris generated
during the construction process were properly disposed.
30. Fire protection facilities; including access, must be provided prior
construction.
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and during

31. Prior to the commencement of construction activities, the applicant shall construct a
temporary cement/paved path for truck access along the eastern portion of the site
(for the first 240 feet from the property line along Rowland Avenue). This shall
remain in place until the permanent driveway in that portion of the property is ready
to be constructed. No trucks shall idle along the eastern portion of the site. In
addition, the applicant shall construct a plywood fence extension along the northern
and southern property lines of the eastern portion of the site.
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32. All staging areas and .storage of equipment and materials shall be set back from
adjacent residential uses.
33. The Appllcant shall ensure that the contractors conduct demolition and construction
activities between the hours of 8:00 AM and 6:00 PM on weekdays and 9:00 AM to
5:00 PM on Saturdays, with no construction permitted on Sundays or Federal
holidays.
Art i n Public Places
34. The Project shalJ be required to comply with the Art in Public Places Ordinance. The
Project applicant shalJ submit plans for the display of public art or a project place
monument within the development, which shall be approved by the Art in Public
Places Committee.
Site Plan
35. Prior to the recording of the Final Map, the City and/or developer shall submit a
composlte development plan showing all required and intended public and private
improvements for the land parcels and public roadway as delineated in the Map
approved herein.
36. The Applicant shall submit a design for the onsite trash enclosure(s) for review and
approval by the Planning Division and the City's Solid Waste Sel"Vice Provider during
the plan check process. AIJ trash enclosures shall be screened and buffered from
public view. The trash enclosures shaJJ 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 quallty materials. AIJ 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 walJ and on the fourth side by a view obscuring gate to screen
the containers from view. Trash enclosures shall be of a size sufficient to contain all
trash containers maintained outside the building. The finish and color of the
enclosure shall be designed to match a primary element from the site building style
as well as incorporate a decorative cover per the approval of the Planning Services
Manager.
37. A!I garages shalJ incorporate the use of automated garage door opener and lighting.
Said garage door and opener must be maintained in an operable state at all times,
and shall maintain an inside "clear" dimension of 20'X20'.
38. Decorati\re µavers shall be installed at the Project entrance and in other locations
along the common driveway to break up the paving to the satisfaction of the
Economic Development Director.
39. Bicycle racks and storage lockers not located in the underground garages shall be
decorative. Open space areas shall include decorative benches, trash containers,
picnic/BBQ ·areas and other outdoor amenities to the satisfaction of the Planning
Services Manager. During the plan check process, the applicant shall provide cut
sheets of the selected decorative items.
40. The applicant shall install speed bumps along driveways throughout the Project site.
41.The applicant shall work with staff to provide additional bicycle parking locations in
the underground structure and at ground level in different parts of the complex.
42. The applicant shall work with Los Angeles County Flood Control and County staff to
provide a pedestrian access fence along the flood channel adjacent to Valley
Boulevard. Such fence shall be equipped with a key (security) code, meet ADA
requirements and include intercom service that will connect with all residential units.
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43. The applicant shall add a five (5) foot wide paved appearance design with pavers
along the southern portion of common driveway along the front portion of the site.
\

44. The applicant shall work to include two (2) electrical vehicle charging station within
the parking garage.

I

45. The applicant shall install a security systems room and HD camera within the
parking structure. The camera plan shall be reviewed by the El Monte Police
Department and such recording shall be available for the El Monte Police
Department for a minimum of 45 days.
Landscaping
46. A detailed landscape/irrigation plan shall be submitted to the Planning Division with
the following changes for review and approval by City staff and shall address the
following items:
a. Comply with the State mandated Water Efficiency Ordinance, Chapter 17.11 Water Efficiency of the EMMC. The document package may be downloaded on
the City website under Building and Safety or contact the Building and Safety
Division at (626) 580-2050.
.
b. An automatic timed underground irrigation system shall be installed and
maintained for each landscaped area.
47. The landscape plan shall provide for a variety of groundcover, grasses, shrubs,
perennials, and ornamental trees with various textures, heights, size and a variety of
foliage and flower color. The landscape plan shall include a Plant Legend
containing: plant symbol, scientific name of plant material, common name of plant
material, plant container size, and plant spacing in "inches". Single row and triangle
plant spacing are preferred. Very low, low and medium water usage plant materials
are encouraged.
48. All landscape and irrigation areas shall be installed prior to a certificate of
occupancy.
49. Street trees shall be planted along Rowland Avenue 36 inch Lagerstroema Hybrids,
White Crape Myrtle.
50. Landscape vines shall be placed along block walls, fences and structures.
51. The applicant shall install a dog park/run and outdoor adult exercise equipment
throughout the common open space. The applicant shall submit a specification sheet
and elevation of proposed equipment.
52. The proposed rooftop garden shall include multiple shade structures, seating areas,
planters/pots and a walkway loop. All areas shall include a mixture of decorative
pavers and natural materials in a variety of colors. The rooftop garden shall be
enclosed by a minimum five (5) foot high decorative fence. Acfrvity areas that may
generate noise shall be located away from adjacent residences. Such plans shall be
drawn by a licensed landscape architect.
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Lighting
53.The developer shall submit a photometric plan to the Public Works Department for
review and it shall provide a minimum of 1 foot-candle throughout the site. Where
available and deemed necessary by the Planning Services Manager, the system
must be equipped with vandal resistant covers and be shielded to direct light away
from all neighboring uses, and comply with CALGreen or local ordinance, whichever
is more stringent. The lighting plan shall include the design and specifications for all .
proposed exterior site lighting 'fixtures and shall be reviewed for quality, aesthetics,
and illumination values:

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

55. Final Conditions of Map:
a. Signs shall be places along all fire lanes, fire lanes shall be maintained at all
times.
b. The Final Map shall be submitted to our office for review and approval prior to
recordation. The driveway shall be labeled as Private Driveway and Fire Lane on
the Final Map. Verification of compliance is required prior to Final Map
clearance.
c. Prior to Final Map clearance, provide written verification that the required tire
hydrants have been bonded for in lieu of installation.
d. Fire hydrant improvement plans shall be submitted to our office for review and
approval prior clearance of the Final Map.
·
e. Access as noted on the Tentative and the Exhibit Maps shall comply with Title 21
(County of Los Angeles Subdivision Code) and Section 503 of the Tltle 32
(County of Los Angeles Fire Gode), which requires all weather access.
56. Conditions of Approval Access - Verification for compliance will be performed during
the architectural plan review prior to building permit issuance:

,,.•.,

a. Fire Department apparatus access shall be extended to within 150 feet of all
portions of the exterior walls of any future buildings or structures. Verification for
compliance will be performed during the architectural plan review prior to building
pennit issuance.
b. Access as noted on the Tentative Tract Map and the Exhibit Maps shall comply
with Title 21 (County of Los Angeles Subdivision Gode) and Section 503 of the
Title 32 (County of Los Angeles Fire Gode), which requires all weather access.
c. All proposed streets within this development shall provide approved street names
and signs. All future buildings shall provide approved address numbers.
Compliance required prior to occupancy to the satisfaction of the Public Works
Department and the County of Los Angeles Fire Code.
d. Provide a minimum unobstructed width of 28 feet, exclusive of shoulders, except
for approved security gates ·in accordance with Section 503.6, and an
unobstructed vertical clearance "clear to sky" Fire Department vehicular access
to within 150 feet of all portions of the exterior walls of the first story of the
building, as measured by an approved route around the exterior of the building
when the height of the building above the lowest level of the Fire Department
vehicular access road is more than 30 feet high, or the bullding is more than
three (3) stories. The access roadway shall be located a minimum of 15 feet and
a maximum of 30 feet from the building, and shall be positioned parallel to one
(1) entire side of the building. The side of the building on which the aerial fire
apparatus access road is positioned shall be approved by the fire code official.
Fire Gode 503.1.1 & 503.2.2.
·
e. Dead-end fire apparatus access roads in excess of 150 feet in length shall be
provided with an approved Fire Department turnaround. Fire Code 503.2.5.
Cross hatch the Fire Department turnaround on the site plan. Include the
dimensions of the turnaround. The orientation of the turnaround shall be properly
placed in the direction of travel of the access roadway.
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f. All on-site Fire Department vehicular access roads shall be labeled as "Private
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Driveway and Fire Lane" on the site plan along with the widths clearly depicted
on the plan. Labeling is necessary to assure the access availability for Fire
Department use. The designation allows for appropriate signage prohibiting
parking.
g. Fire Department vehicular access roads must be installed and maintained in a
serviceable manner prior to and during the time of construction. Fire Code 501A
h. A minimum 5 foot wide approved firefighter access walkway leading from the Fire
Department access road to all required openings in the building's exterior walls
shall be provided for firefighting and rescue purposes. Fire Code 504.1
i. AU on-site Fire Department vehicular access roads shall be labeled as "Private
Driveway and Fire Lane" on the site plan along with the widths clearly depicted
on the plan. Labeling is necessary to assure the access availability for Fire
Department use. The designation allows for appropriate signage prohibiting
parking.
·
j. The all-weather "Turftracl<' road (Fire Lane) shall be placed on compact dirt. (not
over the structure), and the road substructure shall be designed to support the
weight of an Arial Apparatus (75,000 lbs.) with the ladders raised.
k. The saitj "Tuffi:rack" fire lane design and operation shall have the following notes
and conditions:
i. The Fire Lane is installed under the supervision and certified by a registered
engineer that it will support the weight of a fire apparatus.
ii. The fire lane is clearly delineated as a GRASS FIRE LANE by proper
signage at the entrance and terminus of the fire lane.
iii. The perimeter of the fire lane shall be delineated by a12" Wide strip painted
with the lettering "Fire Lane" stenciled in white every 75 feet.
iv. The Fire Lane shall be subject to a periodic testing by this Department.
v. The HOA shall assume responsibility for proper maintenance of the Fire
Lane.
vi. structural Engineer shall provide the ·engineering design and structural
calculations of said "Tufftracl<' fire lane for Los Angeles County Fire
Department and Los Angeles County. Building and Safety Department
review and approval prior to the road construction.

'

57. Conditions of Approval Water a. All hydrants shall measure 6"x 4"x 2-1/2" brass or bronze, conforming to current
AWWA standard C503 or approved equal.
b. Install one (1) new public fire hydrant on Rowland Avenue (see attached map for
locations).
c. The required fire flow for the public fire hydrant at this location Is 6,750 gpm, at
20 psi residual pressure, for a duration of two (2) hours over and . above
maximum daily domestic demand. Fire Code 507.3 and Appendix 8105.1
Appendlx B.
d. Provide the following calculation on site plan. The required fire flow Is based on
the following calculation: type of construction per the Building Code, and square
footage of the proposed buildings. A re.duction for fire sprinklers up to 50%
maXimum may be issued by Fire Prevention Engineering during the building plan
check phase.
e. Install four (4) on-site fire hydrants. (see attached map for locations).
f. The required fire flow for a single private ON-SITE fire hydrant at this location is
1250 gpm at 20 psi residual pressure. If more than one (1) on-site fire hydrant is
required, the on-site fire flow .shall be the same as required for public fire
hydrants in accordance with Appendix Table B105.1. Fire Code C106.
g. Plans showing underground piping for. private on-site fire hydrants shall . be
submitted to the Sprinkler Plan Check Unit for review and approval prior to
installation. Fire Code 901.2, County of Los Angeles Fire Department Regulation
h. Vehicular access must be provided and maintained serviceable throughout
construction to all required fire hydrants. All required fire hydrants shall be
installed, tested, and accepted prior to construction.
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Utilities and Mechanical Equipment

58. All onsite utilities service lines shall be underground and not visible to the public
view.
59. The applicant shall submit a composite utllity plan depicting the location of above
ground utility appurtenances. The exact location of the equipment shall be approved
by the Planning Division, during the plan check process, and shall be installed as per
approved plans. They shall not be allowed within the parking, turnaround and
landscape areas or on any fagade facing a public street.
60. All mechanical equipment placement and screening shall be included on the
composite development plan and shall be reviewed and approved by the Planning
Division prior to installation. Where practicable and as shown on the plans approved
by Planning Commission in the course of obtaining the requested entitlements.,
mechanical equipment, heating, ventilation, air conditioning (HVAC) units, satellite
dish systems, solar panels, thermal solar heaters, utility meters, above ground utility
and fire safety connections will be, screened, located out of public view or be
architectural integrated into the Project design.
Fences and Walls

61. Where proposed, new interior and perimeter fences and walls for the Project site
shall be of a decorative design and manufactured/built using durable materials and
protective surfaces. The application of graffiti resistant coating and/or other antigraffiti measures are required.
62.A fence is prohibited across the common driveway or front walkway entrance along
Rowland Avenue:
Architecture

63. Prior to issuance of building permits, the plans shall specify the type of material that
will be installed on exterior of residences.
64. All guard rails must be decorative and high quality material and shall be reviewed by
the Planning Department during the plan check process.
65. All windows facing a pedestrian walkway shall be recessed to compliment the
architectural style of building.
66. The building facing Rowland Avenue and common driveway shall be smooth stucco.

67. During the plan check process the elevations should be printed in color. All proposed
materials and stucco should be presented on a board and noted on the architectural
plans.
·
Community Facilities District

68. The City may initiate a study for additional new public safety services or public safety
service facilities for the benefit of supporting future multi"family developments within
the City. The information from sources such as the study, but not limited to the
study, may be used by the City to initiate proceedings to form a community facilities
district (CFO) to provide a source of funding to pay for any such additional level of
public safety services or new public safety service facilities for the benefit of the
Project. As a condition of approval for the Project herein, the Project Proponent, at
the request of the City shall execute all necessary requirements and participate in
the CFD.
.
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Engineering and Public Works
69. General:
a) Development Impact Fees associated with this Project shall include but are not
limited to the following fees and deposits; National Pollution Discharge
Elimination System (NPDES) landscaped areas (impervious versus pervious)
fee, applicable sewer fee, street fee, storm drain fee, traffic fee, quimby
(Parkland Fees), deposits, technology enhancement fees. All applicable fees
associated with demolition of existing structures, drainage, site development, and
construction are based on actual square footage of any commercial development
and number of residential units.
b) Developer shall obtain approval from the Los Angeles Fire Department (LACFD)
for development's fire protection, fire flow requirements, access road(s) for
development, etc. and shall construct all Fire Department required
improvements. LACFD approval ,will be required:
i. Prior to Grading/Buildirig Pennits (LACFD Building Division)

,

c) Envlronmental documentation shall be prepared, processed, and a final
environmental document prepared in accordance with the provisions of the
California Environmental Quality Act. The applicant shall provide such additional
data and information and shall deposit and pay such fees as may be required for
the preparation and processing of environmental review documents pursuant to
the City's. procedures for implementation of the California Environmental Quality
.Acf.

\
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d) Onsite Groundwater Monitoring Wells, including legally removed, permanent,
temporary, and active wens must be depicted on all site plans, grading plans,
tentative tract/parcel maps, and all other relevant plans. Include a legend that
demonstrates ownership, date installed, and type of monitoring well. along with all
other relevant information.
e) Engineering Geol9gy and/or Seismic Safety Report. A preliminary engineering
geology and/or seismic safety report, prepared in accordance with City
guidelines, is required if the subdivision lies within a "medium risk" or "high risk"
geologic hazard area as shown by maps on file contained within the safety
element of the General Plan.
t) All USNDig Alert graffiti markings must be removed by the contractor from the
sidewalk, curb & gutter, and/or asphalt pavement prior to final approval.

g) No encroachment into the City right-of-way from private property w1II be allowed.
h) The City Engineer may require other information or may impose additional
conditions and requirements as deemed necessary to protect health, safety, and
to benefit the public.
70. Tract Maps/Easements:
a) All Tract Maps are to be recorded in the Los Angeles County Recorder's Office
prior to issuance of "Notice of Completion"/Certificate of .Occupancy" and an
electronic copy of the approved Tract Map is submitted to the Engineering
Division for our records. A Registered Civil Engineer or Land Surveyor licensed
by the State of California must prepare and submit the proper documents, legal
descriptions and maps describing the tract map. The final City of El Monte
approved tract map must be submitted to the Los Angeles County Recordes
Office for recordation.
b) Flood Control Easements must be shown on the plans. Any attempt to vacate,
modify, enhance, predesignate and/or redrawn the boundary lines of the
easement requires written authorization from Los Angeles County Flood Control.
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c) Access to the Project is attainable through private property. Developer is
responsible for obtaining/verifying the existence of ingress/egress easements for
the Project. A copy of such easements shall be provided to the Public Works
Department.
d) All survey monuments shall be set as shown on the recorded subdivision. If this
is not possible, then an amended map should be processed showing the correct
location of the set survey monuments. Preserve existing survey monuments
(property corners, centerline ties, etc.) in the public rlght of way. All disturbed
and removed survey monuments in the public right of way shall be re-established
and record of survey shall be filed with the County surveyor in accordance with
applicable provisions of the state law.
e) Applicant is responsible to install, document, and submit centerline
tie
information for new )3treets, revisions to existing streets, and replacement of
centerline ties removed during construction.
t) Clty Attorney's Office to approve the CC&R's for the Project. Owner or developer
to contact the City Attorney's Office directly at (626) 580-2010, with any
qµestions and comments.
g) The Title Company must submit to the Engineering Division a Final Subdivision
Guarantee prior to final Tract Map approval by the City Engineer.
71.Grading and Drainage:
h) The Grading and Drainage Plan must include standard City of El Monte NPDES,
Grading, and Drainage Notes which shall be prepared in accordance with the
City of El Monte Grading Manual.
i) Soils Report. A preliminary soils report prepared in accordance with the City's
grading ordinance shall be submitted. If the preliminary soils report indicates the
presence of critically expansive soils or other soil problems which, if not
corrected, would lead to structural defects the soils report accompanying the final
map shall contain an investigation of each lot within the subdivision.

j) A Hydrology Study Report, based on a 25-year frequency design storm or a 5oyear frequency design storm, as dictated by the LA County DPW 2006 Hydrology
Manual, must be submitted to the Engineering Division. The study must provide
hydraulic calculations based on the given area and the ability of the existing
storm drain infrastructure to receive and support the allotted drainage runoff.
Drainage calculations shall adhere to City standards, NPDES, and all other
environmental regulations and requirements.

,, ,

k) Applicant must show 100 year flood elevation. and provide information proposed
pad elevations are above this elevation or otherwise protected against a 100year flood event. Project adjacent to Eaton Wash.

O

The Storm Water Pollution Prevention Plan (SWPPP) is a document that
addresses water pollution control for a construction project. The Construction
General Permit (CGP) requires that all stormwater discharges associated with
construction activity, where said activity results in soil disturbance of one (1) acre
or more of land area, must be permitted under the CGP and have a fully
developed site SWPPP on-site. prior to beginning any soil disturbing activities.
The CGP requires the development of a project-specific SVllPPP. The SWPPP
must include the information needed to demonstrate compliance with all the
requirements of the CGP. The SWPPP document must be written by a Qualified
SWPPP Developer (QSD). The City requires that a Water Pollution Control
Manager (WPC Manager) be responsible for the implementation of a SWPPP.
The WPC Manager must have the same qualifications as a QSD. For further
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details pertaining to the State of California's requirement, please visit the
following website:
httos:J/smarts.waterboards.ca.gov/ smarts/faces/SwSmartsLogin.jsp
A Waste Discharge Identification Number (WDID#) must be obtained prior to
commencing any work.
m) Low Impact Development (LID) is a requirement of the NPDES Permit No.
CAS004001, Order No. ORDER NO. R4-2012-0175 and City of El Monte
Ordinance No. 2840. This permit was issued by the State of California Regional
Water Quality Control Board, Los Angeles Region on December 28, 2012 and
the City Ordinance was passed and adopted June 10, 2014 The LID is a
narrative report that explains the type of development and drainage of the site. It
must address the post-construction water quality and habitat impact issues.
Once the site has been developed, how will runoff be maintained? Was there a
system that was designed to treat the runoff prior to discharging into the public
system? Best Management Practices (BMPs) should be implemented to address
storm water pollution and peak flow discharge impacts. All BMPs must be sized
to meet specified water quality design and/or peak flow discharge criteria.
L Filtration and infiltration methods must be used to defray a large percentage
of the storm water runoff into the storm drain system
72.Sewer:

I
I

n) Engineer to show the location of the sewer mainline, nearest manholes, lateral
serving the Project and configuration of the onsite sewer including diameter and
material of the onsite sewer. Sewer Capacity/Area Study will be required to
ensure the existing sewer system has sufficient capacity for the Project. Sewer
cleanouts must be positioned at 1DO-foot intervals on the lateral coming off the
main sewer line. Applicant must obtain Will Serve Letter from County Sanitations
District of Los Angeles County.
o) Sewer Lift Stations, where approved, shall be a privately owned and operated
facility under the responsibility of the HOA or other Private Entity. Additionally:
i. HONPrivate Entity shall provide 24 hour access via knox box to Sewer Lift
Station in case of an emergency.
ii. HONPrivate Entity will be responsible for payment to the City for
emergency services/other services City provides to maintain a fuHy
operational facility if the HONPrivate Entity fails to do so.
73.W3ter:
p) It is the applicants' responsibility to contact the Water Purveyor (California
American Water Company) to obtain approval of service and that the purveyor
has adequate water to provide such service. Provide acceptable analysis to
verify sufficient water pressure and flow for:
i. General conditions
ii. During MID (maximum instantaneous demand) conditions
iii. During fire flow and MID conditions
q) All existing water services no longer required as part of this Project shall be
abandoned at the mainline.
74. Overhead Utilities:
r) Developer shall underground any existing overhead utilities that are to serve the
Project site. The final scope and design of the undergrounding of these overhead
facilities is subject to SCE and other relevant utility provider approval.
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75. Parking Lot and Driveways:
s) All parking lots and driveways shall be surfaced with asphaltic concrete to a
minimum thickness of three (3) inches over a minimum aggregate base of six (6)
inches or surfaced with Portland Cement concrete with a minimum thickness of
five (5) inches over a three (3) inch aggregate base. After review of the probable
vehicular traffic and the soils report for the project, additional material may be
required at the discretion of the City Engineer. EMMC 17.08.030.
76. Street and Traffic:
t) All Streets fronting the Project shall be improved to meet current General Plan

requirements for Right of Way and Roadway. Use Geotechnical Engineer's
Report and APWA standard plans and speclflcations for roadway improvements.
Prepare offsite improvement plans as necessary and provide an engineer's
estimate for al! public improvements. All offsite improvements shall be in
complete compliance with the Americans with Disabilities Act (ADA).
u) Traffic control plans must be signed by a licensed State ·of California Traffic
Engineer and submitted for review and approval.
v) Public improvements will be generated on the basis of the approved site plan.
P.C.C. pavement and asphalt-concrete (A.C.) thicknesses and strengths will be
determined by the Registered Civil Engineer (project engineer of record)
preparing the street plans and utility improvement plans.
w) Repair, remove, and replace deficient and/or damaged sidewalk and standard
curb & gutter adjacent to the development at the direction of the City
Engineer/City Inspector. Use APWA standard plans and specifications.
x) Remove all existing improvements no longer intended for use (drive approaches,
under sidewalk drains, meter boxes, etc.) and replace with new sidewalk and full
height curb and gutter as required. Use APWA standard plans and
specifications.
y) Roadway lighting on Rowland Ave. shall be evaluated for adequacy in
accordance with current lllumlnating Engineering Society (!ES) standards. A copy
of the evaluation report shall be submitted to the Public Works Department for
review and approval. The applicant shall upgrade any deficient street lighting to
comply with !ES standards.

...-..

z) Development impacting the surrounding· roadway system must take into account
and mitigate the additional traffic volumes and the altering of existing traffic
patterns. In addition to designing appropriate access for the proposed
development, planners and developers must strive to maintain a satisfactory
transportation level of service and safety for all roadway users. Traffic mitigation
concerns will take into account the recommendations of the approved traffic
impact study as performed by a State of CAlicensed traffic engineer.
aa) A fair share cost contribution on the installation of the traffic signal at the
intersection of Valley Blvd and Rowland Ave is required.
Mitigation Measures
The applicant shall comply with all mitigation measures outlined below and in the
Mitigation Monitoring and Reporting Program of \he CEQA document:
Aesthetics

MM-1. The applicant shall ensure that all lighting meet the equipment and illumination
standards of the City to the satisfaction of the Economic Development Department. The
zoning code that pertains to the Project is 17.40.020.P, lighting systems, which states
that for all sites serving three (3) or more dwelling units, the developer shall install an
21

I

onsite lighting system in all parking areas, vehicular access ways and along major
walkways. Such lighting shall be directed onto driveways and walkways within the
project and away from dwelling units and adjacent properties. Such lighting system shall
be automated using either an electronic time switch device or photoelectric sensor
device and the lighting device shall be equipped with vandal resistant covers. The
Applicant must also submit an exterior lighting plan for review and approval by the
Economic Development Department prior to the issuance of building permits.
MM-2. The applicant must ensure that appropriate light shielding is provided for the
lighting equipment in the parking area, buildings, and security as a means to limit glare
and light trespass. In addition, light standards must be low (no more than 15 feet in
height) to eliminate the potential for light trespass.
Air Quality
MM-3. All unpaved demolition and construction areas shall be watered during
excavation, grading and construction, and temporary dust covers shall be used to
reduce dust emissions and meet SCAQMD Rule 403. Watering will reduce fugitive dust
by as much as 55 percent. The water used in the coptrol of fugitive dust shall be
recycled water.
MM-4. All materials transported off-site shall either be sufficiently watered or securely
covered to prevent excessive amounts of dust and spillage. .

MM-5. All clearing, earthmovi ng, or excavation activities shall be discontinued during
periods of high winds (i.e. greater than 15 mph), so as to prevent excessive amounts of
fugitive dust fugitive dust.
MM-6. The applicant shall ensure that the grading and building contractors must
adhere to all pertinent provisions of Rule 403 pertaining to the generation of fugitive
dust during grading and/or the use of equipment on unpaved surfaces. The contractors
will be responsible for being familiar with, and implementing any pertinent best avallable
control measures.
MM-7. To ensure that odors from diesel equipment are kept to a minimum, the Project
Contractors shall ensure that all diesel trucks and equipment are not left to idle for
longer than five (5) minutes.
Cultural Resources
MM-8. The Project applicant will be required to obtain the services of a- qualified Native
American Monitor during construction-related ground disturbance activities. Ground
disturbance is defined by the Tribal Representatives from the Gabrielino Band of
Mission Indians, Kiz:h Nation as activities that include, but are not limited to, pavement
removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
project area. The monitor(s) must be approved by the tribal representatives and will be
present on-site during the construction phases that involve any ground disturbing
activities. The Native American Monitor will complete tl')onitoring Jogs on a daily basis.
The logs will provide descriptions of the daily activities, including construction activities,
locations, soil, and any cultural materials identified. The Monitor will photo-document the
ground disturbing activities. The monitors must also have Hazardous Waste Operations
and Emergency Response (HAZWOPER) certification. In addition, the monitors will be
required to provide insurance certificates, including liability insurance, to the an
archaeological resource(s) are encountered during grading and excavation activities,
pertinent provisions outlined in the California Environmental Quality Act, California
Public Resources Code Division 13, Section 21083.2 (a) through (k) shall apply. The
on-site monitoring shall end when the project slte grading and excavation activities are
completed.
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Geology
MM-9. The Project will be required to undergo a structural engineering study in
subsequent phases of building design to take into account the !iquefaction potential
pursuant to the requirements of the California Geological Survey.
Hazardous Materials

MM-10. The applicant, and the contractors, must adhere to all requirements governing
the handling, removal, and disposal of asbestos-containing materials, lead paint,
underground septic tanks, and other hm:ardous substances and materials that may be
encountered during demolition and land clearance activities. Any contamination
encountered during the demolition, grading, and/or slte preparation activities must also
be removed and disposed of in accordance with applicable laws prior to the issuance of
the building permit.
Hydrology and Water Quality

MM-11 Prior to issuance of any grading permit for the Project that would result in soil
disturbance of one (1) or more acres of land, the applicant shall demonstrate that
coverage has been obtained under California's General Permit for Stormwater
Discharges Associated with Construction Activity by providing a copy of the Notice of
Intent (NO!) submitted to the State Water Resources Control Board and a copy of the
subsequent notification of the issuance of a Waste Discharge Identification (WD!D)
Number or other proof of tiling shall be provided to the Chief Building Official and the
City Engineer.
MM-12. The applicant shall prepare and implement a Storm Water Polfution Prevention
Plan (SWPPP). The SWPPP shall be submitted to the Chief Building Official and City
Engineer prior to the issuance of a grading permit. The applicant shall register their
SWPPP with the State of California. A copy of the current .SWPPP shall be kept at the
project sites and be available for review on request.

MM-13. The appllcant shall prepare and implement a Water Quality Management Plan
(WQMP). The WQMP shall be submitted to the Chief Building Official and City Engineer
prior to the issuance of a grading permit In addition, the applicant shall be responsible
for the construction of all on-site best management practices control measures as
indicated in the WQMP and as required by Director of Public Works. These measures
shall be in place prior to the issuance of a Certificate of Occupancy. The Applicant is to
maintain these measures in place and functioning for the life of the building. Inspections
of the control measures shall be permitted at any time to City personnel. The WQMP
shall be recorded on the property.

,,

MM-14. All catch basins and public access points that cross or abut an open channel
shall be marked by the applicant with a water quality label in accordance with City
standards, This measure must be completed and approved by the City Engineer prior to
the issuance of a Certlficate of Occupancy.

MM-15. The applicant shall be responsible for the construction of all on-site drainage
facillties as required by the City Engineer.
MM-16. The applicant shall place signs on the new Concrete Masonry Unit wall that will
extend along the eastern side of the Eaton Wash that contain prohibitive language
(such as "NO DUMPING - DRAINS TO OCEAN") and/or graphical icons to discourage
illegal dumping per the approval of the Department ·of Public Works. Legibility of stencil
and signs must be maintained at all times.
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Noise
MM-17. The developer shall install double-paned windows in each unit that abuts the
industrial uses as a means to further reduce noise levels. The installation of doublepaned windows can reduce noise by up to 20% and well-designed vinyl frames can help
reduce it by as much as 50%.

I
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MM-18. Each dwelling unit .shall be constructed with weather-stripped solid core
exterior doors and exterior wall/roof assemblies insulated to further reduce interior
ambient noise levels. This mitigation measure will reduce the noise levels by
approximately 6 dB.

I

MM-19. The applicant shall ensure that the contractors conduct demolition and
construction activities between the hours of 8:00 AM and 6:00 PM on weekdays and
9:00 AM to 5:00 PM oh Saturdays, with no construction permitted on Sundays or
Federal holidays.

I
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MM-20. The applicant shall ensure that the contractors use construction equipment that
includes working mufflers and other sound suppression equipment as a means to
reduce machinery noise.

:
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MM-21. The applicant shall notify the nearby residents along Rowland Avenue as to the
times and duration of construction activities at least 10 days before the commencement
of construction activities. In addition to the notification of ttie individual residences,
signage must be placed on the construction security fences that would be located along
the Project site. The individual signs must clearly identify a contact person (and the
phone number) that local residents may call to complain about nolse related to
construction and/or operations. Upon reception· of a complaint, the contractor must
respond immediately by reducing noise to acceptable levels. In addition, all complaints
and subsequent communication between the affected residents and contractors must
be forwarded to the City's Economic Development Department.

\

Population & Housing
MM-22. As part of the Project's mitigation monitoring, the preparers of the IS/MND shall
contact the appropriate Homeless/Prevention Service Provider to .conduct a site visit
site and interview the homeless occupant(s) to assess the situation and determine the
appropriate services needed to aid the individual(s).
Pub/lo Service
MM-23. The Project will undergo review by the Los Angeles County Fire Department to
ensure that sprinklers, hydrants, fire flow, etc. · are adequate in meeting the
Departmenf s requirements.
MM-24. The applicant shall install signage along the internal private street stating "No
Parking Anytime" to ensure proper fire equipment access.
MM-25. The El Monte Police Department (EMPD) will revisit the site plan for the
planned residential development to ensure that the development adheres to the EMPD
requirements.
Public Service
MM-26. A sign that reads "SLOW CHILDREN CROSSING" must be placed a:t the
entrance and exit of the driveway connection with Rowland Avenue.
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Utilities
MM-27. The Project applicant will be required to install Xeriscape, or landscaping with
plants that require less water, as an alternative to traditional landscaping and turf.
According 'to the Los Angeles County Department of Public Works, the addition of
Xerlscape can reduce outdoor water consumption by as much as 50 percent
SECTION 12.

The City Clerk shall certify to the adoption of this

Resolution which shall be effective upon its adoption.
PASSED, APPROVED AND ADOPTED by the City Council of the City of El
Monte at its regular meeting on this 19th day of January, 2016.

Andre Quintero, Mayor
City of El Monte
ATTEST:

Jo at an Hawes, City Clerk
City of City of El Monte

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
)
)

SS:

!, Jonathan Hawes, City Clerk of the City of El Monte, hereby certify that the foregoing
Resolution No. 9630 was passed and adopted by the City Council of the City of El
Monte, signed by the Mayor and attested by the City Clerk at a regular meeting of said
Council held on the 19th day of Januarv, 2016 and that said Resolution was adopted by
the following vote, to-wit:
AYES:

Mayor Quintero and Councilmembers Gomez and Velasco

NOES:

None

ABSTAIN:

None

ABSENT:

Mayor Pro Tern Martinez and Councilmember Macias
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The City of El Monte Economic Development Department, in its capacity as the Lead Agency, is reviewing an
application that would allow for the development of 71 three-story townhouse and condominium units within a
3.09-acre (134,725 square-feet) site. The proposed project site is located in the western portion of the City of El
Monte. Of the total number of units, 21 units will be townhomes and will include an attached two-car garage. The
remaining 50 units will be stacked flats located in the central portion of the project site. The 50 stacked flat units
will be provided with subterranean parking. In addition, a total of 44,045 square feet of open space will be
provided. A total of 185 parking spaces will be provided. The project site’s legal addresses are 4147 and 4143
Rowland Avenue. The Assessor’s Parcels Numbers (APNs) that are applicable to the two parcels that comprise the
project site include 8577-008-062, 8577-008-047, and 8577-009-042.1 The project area’s location in the City is
shown in Exhibit 1.
The original project was analyzed in an Initial Study and Mitigated Negative Declaration (IS/MND) that was dated
October 6, 2015. The project was then approved on January 1, 2016. Subsequent to the project’s approval, the
Applicant made several minor changes. The first change called for the extension and division of the construction
period from a single construction phase into two separate construction phases. The second change requested by
the Applicant included a potential secondary access from an existing driveway located along the north side of
Valley Boulevard. These project modifications were analyzed by the City and the City’s environmental consultant
and it was determined that no new significant impacts or mitigation measures are necessary as a result of the
aforementioned revisions. Therefore, pursuant to Sections 15162 and 15164 of the California Environmental
Quality Act (CEQA) an Addendum was prepared. The Addendum was dated October 21. 2016.

CHANGES TO PROJECT CONSIDERED IN THIS ADDENDUM
The previously approved Addendum, dated October 21, 2016, called for the proposed project’s construction to be
divided into then following two phases.
●

Phase I would involve the cleanup of the project site; the grading of the site to accommodate the utilities
and two-level subterranean parking garage; the pavement of the internal roadways; the construction of 21
townhomes; and the installation of the landscaping, fencing, and hardscape areas adjacent to the 21
townhomes. Finally, the 21 new townhomes would be readied for occupancy. This phase would take 18
months to complete.

●

Phase II of the Project would involve the construction of the 50 stacked flat units over the subterranean
parking garage. All of the landscape, including the rooftop garden/courtyard, and hard cape adjacent to
the 50 stacked flat units would be installed during Phase II. The completion of Phase II would also
include the installation of those amenities that will serve the stacked flat units. This phase would take 12
months to complete.

The total construction period for both Phases I and Phase II would be approximately 30 months.

1

Los Angeles County Tax Assessor. Parcel Viewer. http://maps.assessor.lacounty.gov/mapping/viewer.asp
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Phase I of the Project would now involve the construction of the 50 stacked flat units over the
subterranean parking garage. All of the landscape, including the rooftop garden/courtyard, and hardscape
adjacent to the 50 stacked flat units would be installed during Phase II. The completion of Phase II would
also include the installation of those amenities that will serve the stacked flat units. This phase would take
12 months to complete. The current Phase I was previously Phase II in the Addendum dated October 21,
2016.
Phase II would involve the cleanup of the project site; the grading of the site to accommodate the utilities
and two-level subterranean parking garage; the pavement of the internal roadways; the construction of 21
townhomes; and the installation of the landscaping, fencing, and hardscape areas adjacent to the 21
townhomes. Finally, the 21 new townhomes would be readied for occupancy. This phase would take 18
months to complete. This Phase II was previously Phase I in the Addendum dated October 21, 2016.

CEQA REQUIREMENTS
The changes that were discussed previously are minor and would not alter the conclusions identified in the
IS/MND that was previously prepared for the proposed project. Therefore, the City concluded that an Addendum
would be the most appropriate document to analyze the potential impacts pursuant to CEQA. As a result, the City
of El Monte, in its capacity as Lead Agency, decided to prepare an addendum to the previously approved IS/MND
since only minor changes to the project are necessary. According to CEQA, an addendum to an approved MND
may be prepared if only minor technical changes or additions are necessary.
An addendum need not be circulated for public review, but can be included in or attached to the approved
IS/MND. The decision-making body shall consider the addendum with the approved IS/MND prior to making a
decision on the project. A brief explanation of the decision not to prepare a new subsequent IS/MND pursuant to
Article 11, Section 15162 should be included in an addendum to an IS/MND, the lead agency's findings on the
project, or elsewhere in the record. The explanation must be supported by substantial evidence. This addendum
and the supporting Environmental Assessment represents the City’s independent judgment and position of the
City of El Monte, acting as the Lead Agency. The Applicant is Henry Chiao, 16035 Robin Way, Industry, California
91745.

CONSTRUCTION CHARACTERISTICS
The proposed project will take approximately 30 months to complete. The project will be divided into two phases,
referred to as Phase I and Phase II.
Phase I – 22 months
Phase I will involve site preparation, the construction of subterranean 125 parking space garage, 50 stacked
condominiums, landscape, hardscape and amenities for the building, including the rooftop garden. The following
is a detailed outline of the scope of work and construction activity that will take place in Phase I:


Site Preparation. The project site will be prepared for the construction of the new townhomes and
condominiums. This phase will take approximately two (2) months to complete.
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structure and the utilities. Approximately 25,000 cubic yards will be removed during the grading phase.
This phase will take approximately three (3) months to complete.
Paving. This phase will involve the paving of the internal roadways and the construction of the
subterranean parking garage. This phase will last approximately five (5) months.
Construction and Installation (50 Stacked Flats). The 50 stacked flat units will be constructed during this
phase. This phase will take approximately ten (10) months to complete.
Landscaping and Finishing. This phase will involve the installation of the landscaping including the roof
garden for the 50 stacked flats and the completion of the on-site improvements. This phase will last
approximately two (2) months.

Phase II – 8 months
Phase II will include the construction of the 21 townhomes with private 2-car garage, the 20 parking spaces on
grade level, roads and fences, adjacent landscaping and hardscape and public amenities adjacent to the 21
townhomes and any additional finishes to the site. The following is a detailed outline of the scope of work and
construction activity that will take place in Phase II:



Construction and Installation. The 21 townhome units will be constructed during this phase. This phase
will take approximately six (6) months to complete.
Landscaping and Finishing. This phase will involve the installation of the landscaping and fencing
adjacent to the 21 townhome units as well as the completion of the on-site improvements. This phase will
last approximately two (2) months.

The equipment that will be used during Phase II includes tractors, trenchers, rollers, water tank trucks, and haul
trucks for excavation, roads, and trenching work. The framing process will involve the use of forklifts and Bob
cats. In addition, scaffolds will be installed and removed. Once the basement concrete garage is built, the back
fills will be covered and the roads will be constructed per LA County Fire Department standards. Furthermore, all
underground trenches will be covered. Phase II will take approximately 18 months to complete.

DETERMINATION
The project’s construction and operational impacts were analyzed in the previous IS/MND dated October 6, 2015.
Mitigation was included to reduce potential impacts to levels that are less than significant. As indicated
previously, the project Applicant proposes to extend and divide the construction period into two phases. The new
construction phasing outlined in the original addendum and this current addendum will not affect the project’s
physical characteristics. The mitigation that was originally proposed will be effective in reducing the project’s
potential impacts and will continue to be applicable given the changes to the construction schedule. Therefore,
no new mitigation will be required.
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Phase I

Phase II

EXHIBIT 2
CONSTRUCTION PHASING MAP
Source: Twen Ma Architects
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The
environmental analysis that was provided in the original IS/MND considers the project’s potential impacts to 17
issue areas. The construction period extension will not alter the conclusions discussed in the IS/MND. No new
impacts over what was previously anticipated will result for Aesthetics, Agriculture, Biological Resources, Cultural
Resources, Geology, Greenhouse Gas Emissions, Hazards and Hazardous Waste, Water Quality, Land Use,
Mineral Resources, Population and Housing, Public Services, Recreation, Transportation and Circulation, and
Utilities. Impacts to transportation and circulation were not evaluated because there will be no increase in vehicle
trips over what was previously analyzed. Since the construction period will be divided into two phases, fewer
construction vehicles will be on-site at any one time compared to that which was originally anticipated. Therefore,
the new construction phasing will result in less construction trips because the site’s development will be
segmented. The new construction phasing’s impacts regarding Air Quality and Noise were examined further and
are presented below and on the following page.
As indicated in the original IS/MND, the proposed project will not exceed the SCAQMD thresholds for short-term
(construction) and long-term (operational) air emissions. As a result, no significant short-term and long-term air
quality impacts are anticipated. The new construction phasing will not affect the project’s physical characteristics.
The Applicant is still proposing to extend the project’s construction phase from 14 months to 30 months. The
original construction period described in the original IS/MND will now consist of two phases instead of the
original one phase. The lengthening of the construction phase will reduce future emissions to levels that are below
what was anticipated in the original IS/MND. Construction related activities will be performed over a longer time
period, therefore spreading the impacts by reducing the intensity of daily construction activities. The mitigation
that is required as part of the original IS/MND will still be applicable and will reduce potential air quality impacts
to levels that are less than significant. No new mitigation is required and no additional impacts will occur. As
indicated in the original IS/MND, the project will not expose nearby sensitive receptors to substantial criteria
pollutant concentrations. Although the construction period will be extended, the mitigation that was included in
the IS/MND will be required and will reduce the generation of fugitive dust on-site.
Furthermore, since construction activities will be performed over a longer time period, less criteria pollutants will
be emitted on a daily basis due to the reduction in the intensity of daily construction. Under the original proposal,
the construction of all 71-units may have occurred simultaneously, thereby requiring more workers, equipment,
and vehicles to be present and active on-site during a typical construction day. By dividing the construction into
two phases, less workers, equipment, and vehicles will be on-site during a typical construction day. The
mitigation that was originally proposed to reduce diesel emissions will still be applicable to the project and no new
mitigation is required. Thus, no impacts will result.
No additional traffic will be generated and the residents will be required to adhere to the City’s noise control
requirements. As stated previously, the construction period will be extended and divided into two phases.
However, the division of the construction period will not lead to an increase in the number of construction
equipment/vehicles that will be present on-site. The same number of construction vehicles will be present with
the new construction phasing. The division of the construction period will lead to lower construction noise levels
overall. Ambient noise levels would be higher under the original proposal since more workers, equipment, and
vehicles would be required if the entire site were developed concurrently. By dividing the construction into two
phases, less workers, equipment, and vehicles will be on-site during a typical construction day.
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additional sensitive receptors that will be affected by daily construction activities. As indicated previously, the 50
stacked flats will be constructed during Phase I and the 21 townhomes will be constructed during Phase II.
Adherence to the noise mitigation provided in the IS/MND will reduce potential impacts to levels that are less
than significant. The conditions of approval that were included with the original application are applicable. No
other impacts regarding ground-borne noise will result over what was previously analyzed and no impacts are
anticipated. Although the construction period will last an additional 16 months over what was originally
estimated in the IS/MND, the mitigation measures that were included in the IS/MND will be effective in reducing
potential impacts to levels that are less than significant. No new mitigation measures are necessary and no
additional impacts will result.
The proposed changes to the project description do not trigger any of the conditions identified in State CEQA
Guidelines Section 15162 that require additional CEQA documentation to be circulated for pubic review, and this
addendum clarifies the changes to the project that occurred after the IS/MND was approved.
City of El Monte
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1. INTRODUCTION
1.1 OVERVIEW OF THE PROJECT
The City of El Monte Economic Development Department, in its capacity as the Lead Agency, is reviewing an
application that would allow for the development of 71 three-story townhouse and condominium units within a
3.09-acre (134,725 square-foot) site. The proposed project site is located in the western portion of the City of El
Monte. Of the total number of units, 21 units will be townhomes and will include an attached two-car garage. The
remaining 50 units will be stacked flats located in the central portion of the project site. The 50 stacked flat units
will be provided with subterranean parking. In addition, a total of 44,045 square feet of open space will be
provided. A total of 185 parking spaces will be provided. The project site’s legal addresses are 4147 and 4143
Rowland Avenue. The Assessor’s Parcels Numbers (APNs) that are applicable to the two parcels that comprise the
project site include 8577-008-062, 8577-008-047, and 8577-009-042.1 The project area’s location in the City is
shown in Exhibit 1.
The revised project is within the scope of the original project analyzed in the MND that was approved in January
19, 2016. Subsequent to the project’s approval, the Applicant made several minor changes. The first change calls
for the extension and division of the construction phase into two separate phases. The Applicant is also
requesting secondary access from an existing driveway located along the north side of Valley Boulevard. The
analysis contained in Attachment 1 concluded that no new significant impacts or mitigation measures are
necessary as a result of the revisions. Therefore, pursuant to Sections 15162 and 15164 of the California
Environmental Quality Act (CEQA) this addendum has been prepared.

1.2 CHANGES TO PROJECT DESCRIPTION AND PREVIOUSLY APPROVED MND
Construction Phasing
The project was originally to be constructed in one phase that was expected to last between 11 to 14 months.
Construction access was also to be provided by a single driveway located along the west side of Rowland Avenue.2
However, the Applicant is now proposing to segment the original single construction phase into two separate
phases. In addition, the Applicant is also requesting secondary access off of the north side of Valley Boulevard for
construction vehicles.
The project’s construction phase will consist of two phases. Phase I will involve the clean up of the project site;
the grading of the site to accommodate the utilities and two-level subterranean parking garage; the pavement of
the internal roadways; the construction of 21 townhomes; and the installation of the landscaping, fencing, and
hardscape areas adjacent to the 21 townhomes. Finally, the 21 new townhomes will be readied for occupancy.
This phase will take 18 months to complete.

1

Los Angeles County Tax Assessor. Parcel Viewer. http://maps.assessor.lacounty.gov/mapping/viewer.asp

2

Blodgett Baylosis Environmental Planning. Mitigated Negative Declaration for Rowland Gardens. Report dated October 6, 2015.
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Phase II of the Project will involve the construction of the 50 stacked flat units over the subterranean parking
garage. All of the landscape, including the rooftop garden/courtyard, and hardscape adjacent to the 50 stacked
flat units will be installed during Phase II. The completion of Phase II will also include the installation of the
amenities that will serve the stacked flat units. This phase will take 12 months to complete.
The total construction period for both Phase I and Phase II will be approximately 30 months.
Secondary Construction Access
In addition, the Applicant is requesting secondary construction access off of the north side of Valley Boulevard.
This secondary access point will be located east of the Eaton Wash at the southern tip of the project site. The
Applicant will utilize the existing driveway connection located along the north side of Valley Boulevard. In order
to use the existing driveway, the Applicant will need to encroach on an existing easement which extends parallel to
the adjacent wash in a northwest to southeast orientation. This easement falls under the jurisdiction of the Los
Angeles County Flood Control District (LACFCD).

1.3 CEQA REQUIREMENTS
The changes that were discussed previously are minor and would not alter the conclusions identified in the MND.
Therefore, the City concluded that an Addendum would be the most appropriate document to analyze the
potential impacts pursuant to the California Environmental Quality Act (CEQA). Pursuant to CEQA, the City of El
Monte, in its capacity as Lead Agency, may elect to prepare an addendum to a previously approved MND if some
minor changes or additions are necessary. An addendum to an approved MND may be prepared if only minor
technical changes or additions are necessary.
An addendum need not be circulated for public review, but can be included in or attached to the approved MND.
The decision-making body shall consider the addendum with the approved MND prior to making a decision on
the project. A brief explanation of the decision not to prepare a new subsequent MND pursuant to Article 11,
Section 15162 should be included in an addendum to an MND, the lead agency's findings on the project, or
elsewhere in the record. The explanation must be supported by substantial evidence. This addendum and the
supporting Environmental Assessment represents the City’s independent judgment and position of the City of El
Monte, acting as the Lead Agency. The Applicant is Henry Chiao, 16035 Robin Way, Industry, California 91745.

2. CONSTRUCTION CHARACTERISTICS
The proposed project will take approximately 30 months to complete. The project will be divided into two phases.
The first phase will take approximately 18 months to complete, while the second phase will take approximately 12
months to complete. Phase I of the project’s construction will consist of the following:
●

Site Preparation. The project site will be prepared for the construction of the new townhomes and
condominiums. This phase will take approximately two months to complete.
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●

Grading. During this phase, the project site will be graded to accommodate the subterranean parking
structure and the utilities. Approximately 25,000 cubic yards will be removed during the grading phase.
This phase will take approximately three months to complete.

●

Paving. This phase will involve the paving of the internal roadways and the construction of the
subterranean parking garage. This phase will last approximately five months.

●

Construction and Installation. The 21 townhome units will be constructed during this phase. This phase
will take approximately six months to complete.

●

Landscaping and Finishing. This phase will involve the installation of the landscaping and fencing
adjacent to the 21 townhome units as well as the completion of the on-site improvements. This phase will
last approximately two months.

The equipment that will be used during Phase I includes tractors, trenchers, rollers, water tank trucks, and haul
trucks for excavation, roads, and trenching work. The framing process will involve the use of forklifts and Bob
cats. In addition, scaffolds will be installed and removed. Once the basement concrete garage is built, the back
fills will be covered and the roads will be constructed per LA County Fire Department standards. Furthermore, all
underground trenches will be covered.
Phase II of the project’s construction will consist of the following:
●

Construction and Installation (50 stacked Flats). The 50 stacked flat units will be constructed during this
phase. This phase will take approximately ten months to complete.

●

Landscaping and Finishing. This phase will involve the installation of the landscaping including the roof
garden for the 50 stacked flats and the completion of the on-site improvements. This phase will last
approximately two months.

The equipment that will be used for framing during Phase II includes fork lifts, small tractors, and bobcats to
conduct framing. Scaffolds will be set and removed.

3. DETERMINATION
The project’s construction and operational impacts were analyzed in the previous MND dated October 6, 2015.
Mitigation was included to reduce potential impacts to levels that are less than significant. As indicated
previously, the project Applicant proposes to extend and divide the construction period into two phases. The
Applicant is also requesting secondary access to the project site via an existing driveway located along the north
side of Valley Boulevard. The new construction phasing and request for secondary access will not affect the
project’s physical characteristics. The mitigation that was originally proposed will be effective in reducing the
project’s potential impacts and will continue to be applicable given the changes to the construction schedule.
Therefore, no new mitigation will be required.
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EXHIBIT 2
CONSTRUCTION PHASING MAP
Source: Twen Ma Architects
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Since the project’s physical characteristics will remain the same, the project’s impacts will not change. The
environmental analysis that was provided in the original MND considers the project’s potential impacts to 17 issue
areas. The construction period extension will not alter the conclusions discussed in the MND. No new impacts
over what was previously anticipated will result for Aesthetics, Agriculture, Biological Resources, Cultural
Resources, Geology, Greenhouse Gas Emissions, Hazards and Hazardous Waste, Water Quality, Land Use,
Mineral Resources, Population and Housing, Public Services, Recreation, Transportation and Circulation, and
Utilities. Impacts to transportation and circulation were not evaluated because there will be no increase in vehicle
trips over what was previously analyzed. Since the construction period will be divided into two phases, fewer
construction vehicles will be on-site than what was originally anticipated. Therefore, the new construction
phasing will result in less construction trips because the site’s development will be segmented.
The new construction phasing’s impacts regarding Air Quality and Noise were examined further and are presented
below on the following pages.
Air Quality Impacts
As indicated in the original MND, the proposed project will not exceed the SCAQMD thresholds for short-term
(construction) and long-term (operational) air emissions. As a result, no significant short-term and long-term air
quality impacts are anticipated. The new construction phasing and request for secondary access will not affect the
project’s physical characteristics. The Applicant is now proposing to extend the project’s construction phase from
14 months to 30 months. The original construction period will now consist of two phases instead of the original
one phase. The lengthening of the construction phase will reduce future emissions to levels that are below what
was anticipated in the original MND. Construction related activities will be performed over a longer time period,
therefore spreading the impacts by reducing the intensity of daily construction activities. The mitigation that is
required as part of the original MND will still be applicable and will reduce potential air quality impacts to levels
that are less than significant. No new mitigation is required and no additional impacts will occur.
As indicated in the original MND, the project will not expose nearby sensitive receptors to substantial criteria
pollutant concentrations. Although the construction period will be extended, the mitigation that was included in
the MND will be required and will reduce the generation of fugitive dust on-site. The inclusion of the secondary
access off of Valley Boulevard will be beneficial for the residents located along Rowland Avenue. The amount of
construction vehicles and equipment that will be travelling down Rowland Avenue will be reduced; therefore,
fewer emissions will released and fewer residents will be impacted by construction related pollution. Thus, the
potential impacts will be less than what was originally anticipated and no impacts will result.
Furthermore, since construction activities will be performed over a longer time period, less criteria pollutants will
be emitted on a daily basis due to the reduction in the intensity of daily construction. Under the original proposal,
the construction of all 71-units may have occurred simultaneously, thereby requiring more workers, equipment,
and vehicles to be present and active on-site during a typical construction day. By dividing the construction into
two phases, less workers, equipment, and vehicles will be on-site during a typical construction day. The new
construction phasing and request for secondary access will not affect the project’s physical characteristics. The
project will not be involved in any of the activities that typically result in the generation of odors. The mitigation
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that was originally proposed to reduce diesel emissions will still be applicable to the project and no new mitigation
is required. Thus, no impacts will result.
Noise Impacts
The new construction phasing and request for secondary access for construction equipment will not affect the
project’s physical characteristics. No additional traffic will be generated and the residents will be required to
adhere to the City’s noise control requirements. As stated previously, the construction period will be extended
and divided into two phases. However, the division of the construction period will not lead to an increase in the
number of construction equipment/vehicles that will be present on-site. The same number of construction
vehicles will be present with the new construction phasing. The division of the construction period will lead to
lower construction noise levels overall. Ambient noise levels would be higher under the original proposal since
more workers, equipment, and vehicles would be required if the entire site were developed concurrently. By
dividing the construction into two phases, less workers, equipment, and vehicles will be on-site during a typical
construction day. Secondary construction access will also be provided by an existing driveway located along the
north side of Valley Boulevard in the southern tip of the project site. This secondary access will divert
construction vehicles away from Rowland Avenue, thereby minimizing the amount of people that would have been
exposed to noise generated by construction vehicles traveling down the aforementioned street.
Although the ambient noise levels will be lower under the new construction phasing, the phasing will introduce
additional sensitive receptors that will be affected by daily construction activities. As indicated previously, all 21
townhomes will be constructed during Phase I. Once Phase I is complete, work on Phase II will commence and
construction vehicles will continue to enter the site from Rowland Avenue and Valley Boulevard. Construction
noise generated by vehicles passing through the Rowland Avenue and Valley Boulevard driveway and from the use
of equipment in the center portion of the site may affect the Phase I units in the absence of mitigation. Therefore,
adherence to the noise mitigation provided in the Final MND will reduce potential impacts to levels that are
less than significant for Phase I units. The conditions of approval that were included with the original
application are applicable. No other impacts regarding ground-borne noise will result over what was
previously analyzed and no impacts are anticipated. Although the construction period will last an additional 16
months over what was originally estimated in the Final MND, the mitigation measures that were included in
the previous MND will be effective in reducing potential impacts to levels that are less than significant. No
new mitigation measures are necessary and no additional impacts will result.

Determination
The proposed changes to the project description do not trigger any of the conditions identified in State CEQA
Guidelines Section 15162 that require additional CEQA documentation to be circulated for pubic review, and this
addendum clarifies the changes to the project that occurred after the MND was approved.
City of El Monte

CITY OF EL MONTE ●
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MITIGATED NEGATIVE DECLARATION
NAME:

Rowland Gardens (72-Unit Townhomes and Condominiums).

ADDRESS:

4127 and 4143 Rowland Avenue. El Monte, California 91731. Assessors Parcel
Numbers (APNs) include: 8577-008-062, 8577-008-047, and 8577-009-042.

CITY/COUNTY:

City of El Monte, Los Angeles County.

APPLICANT:

Henry Chiao. 16035 Robin Way. Industry, California 91745.

PROJECT:

The City of El Monte Economic Development Department, in its capacity as the Lead
Agency, is reviewing an application that would allow for the development of 72 threestory townhouse and condominium units within a 3.09-acre (134,725 square foot)
site. The project site is located in the western portion of the City of El Monte and is
currently vacant.
The proposed project will consist of 72 townhome and
condominium units. Of the total number of units, 22 units will be townhomes and
will include an attached two-car garage. The remaining 50 units will be stacked flats
located in the central portion of the project site. The 50 stacked flat units will be
provided with subterranean parking. In addition, a total of 28,677 square feet of
open space will be provided. A total of 189 parking spaces will be provided.
Discretionary approvals that would be required as part of the proposed project’s
implementation include the following:
●

Tentative Tract Map to subdivide the proposed project into 72 townhomes and
condominium units;

●

A Conditional Use Permit to establish a PRD (Planned Residential
Development) within a residential zone;

●

A second Conditional Use Permit to allow Multiple-family residential
development (three or more units on a site/attached or detached/singlefamily or multiple-family);

●

A Modification to exceed the floor area from the allowed 40% to 74%;

●

A Variance to reduce the amount of required open space from 43,000 square
feet to 28,677 square feet; a multi-use fire lane is proposed to provide
additional outdoor space for recreation;

●

Development Plan Approval; and,

●

Approval of the Mitigated Negative Declaration and Mitigation Monitoring
and Reporting Program.
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MITIGATED NEGATIVE DECLARATION (CONTINUED)
Other permits will also be required, including permits for demolition and
construction, grading, utility connections, and building occupancy.

FINDINGS:

The environmental analysis provided in the attached Initial Study indicates that the
proposed project would not result in any significant adverse unmitigable impacts.
For this reason, the City of El Monte has determined that a Mitigated Negative
Declaration is the appropriate CEQA environmental determination for the proposed
project. The following findings may be made based on the analysis contained in the
attached Initial Study:
●

The construction and subsequent occupancy of the proposed project will not
have the potential to degrade the quality of the environment.

●

The construction and subsequent occupancy of the proposed project will not
have the potential to achieve short-term goals to the disadvantage of longterm environmental goals.

●

The construction and subsequent occupancy of the proposed project will not
have impacts that are individually limited, but cumulatively considerable,
when considering planned or proposed development in the City.

The environmental analysis is provided in the attached Initial Study prepared for the
proposed project. The project is also described in greater detail in the attached
Initial Study.
Signature
City of El Monte Economic Development Department

Date
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SECTION 1 - INTRODUCTION
1.1 PURPOSE OF THE INITIAL STUDY
The City of El Monte Economic Development Department, in its capacity as the Lead Agency, is reviewing
an application to allow for the development of 72 three-story townhome and condominium units within a
3.09-acre (134,725 square foot) site. The project site is located in the western portion of the City of El
Monte and is currently vacant, though the northwestern portion of the site was occupied by an industrial
use (a foundry) until 2003. The building remained vacant until it was demolished in 2007.1 Of the total
number of housing units, 22 of the units will consist of townhomes while the remaining 50 units will be
stacked flats located in the central portion of the project site. The 50 stacked flat units will be provided
with subterranean parking. In addition, a total of 28,677 square feet of open space will be provided.
Lastly, a total of 189 parking spaces will be provided.2 The project site’s legal address is 4127 and 4143
Rowland Avenue. The Assessor Parcel Numbers (APNs) applicable to the project site include 8577-008062, 8577-008-047, and 8577-009-042. The Applicant is Henry Chiao, 16035 Robin Way, Industry,
California 91745.
The City of El Monte is the designated Lead Agency that is responsible for the environmental review of the
entire project pursuant to the California Environmental Quality Act (CEQA).3 Pursuant to the CEQA
Guidelines, additional purposes of this Initial Study include the following:
●

To provide the City of El Monte with information to use as the basis for deciding whether to
prepare an environmental impact report (EIR), a mitigated negative declaration, or a negative
declaration for the project;

●

To facilitate the proposed project’s environmental assessment early in the planning phases;

●

To eliminate unnecessary EIRs; and,

●

To determine the nature and extent of any new impacts associated with the proposed project.

While this Initial Study has been prepared with the assistance of an environmental consultant, the findings
of the analysis represent the independent judgment of the City of El Monte, in its capacity as Lead Agency
for the project.
The City determined, as a result of this Initial Study, that a Mitigated Negative Declaration is the
appropriate environmental document for the proposed project’s CEQA review. Certain projects or actions
may also require oversight approvals or permits from other public agencies. This Initial Study, the
Mitigated Negative Declaration, and the Notice of Intent to Adopt a Mitigated Negative Declaration will
be forwarded to responsible agencies, trustee agencies, and the public for review and comment. A 20-day
1

Google Earth. Historic Imagery. Site accessed July 9, 2015.

2

Twen Ma Architects. Title Sheet. Plans dated March 30, 2015.

3

California, State of, Title 14. California Code of Regulations. Chapter 3. Guidelines for the Implementation of the California
Environmental Quality Act as Amended 2000. (CEQA Guidelines) § 15050.
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public review period will be provided to allow these entities and other interested parties to comment on the
proposed project and the findings of this Initial Study.4 Questions and/or comments should be submitted
to the following contact person:
Mr. Fernando Solis, Assistant Planner
City of El Monte, Economic Development Department, Planning Division
11333 Valley Boulevard
El Monte, California 91731

1.2 INITIAL STUDY’S ORGANIZATION
The following annotated outline summarizes the format and content of this Initial Study:
●

Section 1 - Introduction, provides the procedural context surrounding this Initial Study's
preparation and insight into its composition.

●

Section 2 - Project Description, provides an overview of the affected area along with a description
of the proposed project.

●

Section 3 - Environmental Analysis, includes an analysis of potential impacts associated with the
implementation of the proposed project.

●

Section 4 - Conclusions, identifies the Mandatory Findings of Significance related to the proposed
project’s approval and subsequent implementation.

●

Section 5 - References, identifies the sources used in the preparation of this Initial Study.

1.3 INITIAL STUDY CHECKLIST
The environmental analysis provided in Section 3 of this Initial Study indicates that the implementation of
the proposed project would not result in any significant adverse unmitigable impacts on the environment.
For this reason, the City of El Monte has determined that a Mitigated Negative Declaration is the
appropriate CEQA environmental determination for the proposed project’s environmental review. The
following findings may be made based on the analysis completed as part of this Initial Study’s preparation:

4

●

The proposed project would not have the potential to degrade the quality of the environment.

●

The proposed project would not have the potential to achieve short-term goals to the disadvantage
of long-term environmental goals.

●

The proposed project would not have impacts that are individually limited, but cumulatively
considerable.

California, State of. Title 14. California Code of Regulations. Chapter 3. Guidelines for the Implementation of the California
Environmental Quality Act. as Amended 1998 (CEQA Guidelines). §15060 (b).
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●

The proposed project would not have environmental effects that would adversely affect humans,
either directly or indirectly.

The findings of this Initial Study are summarized in Table 1-1 provided below and on the following pages.
Table 1-1
Summary (Initial Study Checklist)
Environmental Issues Area Examined

Significant
Unavoidable
Impact

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

No
Impact

Section 3.1 Aesthetic Impacts. Would the project:

X

a) Have a substantial adverse affect on a scenic vista?
b) Substantially damage scenic resources, including but not
limited to, trees, rock outcroppings, and historic buildings
within a State scenic highway?

X

c) Would the project substantially degrade the existing visual
character or quality of the site and its surroundings?

X

d) Create a new source of substantial light or glare that would
adversely affect day- or night-time views in the area?

X

Section 3.2 Agriculture & Forestry Resources Impacts. Would the project:
a) Convert Prime Farmland, Unique Farmland, or Farmland
of Statewide Importance (Farmland), as shown on the maps
prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to nonagricultural use?

X

b) Conflict with existing zoning for agricultural use, or a
Williamson Act Contract?

X

c) Would the project conflict with existing zoning for or cause
rezoning of, forest land (as defined in Public Resources Code
§4526), or zoned timberland production (as defined by
Government Code §51104[g])?

X

d) Would the project result in the loss of forest land or the
conversion of forest land to a non-forest use?

X

e) Involve other changes in the existing environment that,
due to their location or nature, may result in conversion of
farmland to non-agricultural use?

X

Section 3.3 Air Quality Impacts.

Would the project:

a) Conflict with or obstruct the implementation of the
applicable air quality plan?
b) Violate any air quality standard or contribute substantially
to an existing or projected air quality violation?

SECTION 1 ● INTRODUCTION
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Table 1-1
Summary (Initial Study Checklist)
Significant
Unavoidable
Impact

Environmental Issues Area Examined

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

c) Result in a cumulatively considerable net increase of any
criteria pollutant for which the project region is in nonattainment under an applicable Federal or State ambient air
quality standard (including releasing emissions, which exceed
quantitative thresholds for ozone precursors)?

X

d) Expose sensitive receptors to substantial pollutant
concentrations?

X

e) Create objectionable odors affecting a substantial number
of people?

Section 3.4 Biological Resources Impacts.

No
Impact

X
Would the project have a substantial adverse effect:

a) Either directly or through habitat modifications, on any
species identified as a candidate, sensitive or special status
species in local or regional plans, policies, or regulations, or
by the California Department of Fish and Wildlife or U. S.
Fish and Wildlife Service?

X

b) On any riparian habitat or other sensitive natural
community identified in local or regional plans, policies,
regulations, or by the California Department of Fish and
Wildlife or U.S. Fish and Wildlife Service?

X

c) On Federally protected wetlands as defined by Section 404
of the Clean Water Act (including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

X

d) In interfering substantially with the movement of any
native resident or migratory fish or wildlife species or with
established native resident or migratory life corridors, or
impede the use of native wildlife nursery sites?

X

e) In conflicting with any local policies or ordinances,
protecting biological resources, such as a tree preservation
policy or ordinance?

X

f) By conflicting with the provisions of an adopted Habitat
Conservation Plan, Natural Community Conservation Plan, or
other approved local, regional, or State habitat conservation
plan?

Section 3.5 Cultural Resources Impacts.

X

Would the project:

a) Cause a substantial adverse change in the significance of a
historical resource as defined in §15064.5 of the CEQA
Guidelines?
b) Cause a substantial adverse change in the significance of an
archaeological resource pursuant to §15064.5 of the CEQA
Guidelines?

SECTION 1 ● INTRODUCTION
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Table 1-1
Summary (Initial Study Checklist)
Significant
Unavoidable
Impact

Environmental Issues Area Examined

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

c) Directly or indirectly destroy a unique paleontological
resource site, or unique geologic feature?

X

d) Disturb any human remains, including those interred
outside of formal cemeteries?

X

Section 3.6 Geology & Soils Impacts.

No
Impact

Would the project result in or expose people to potential impacts

involving:

a) The exposure of people or structures to potential
substantial adverse effects, including the risk of loss, injury, or
death involving rupture of a known earthquake fault (as
delineated on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the area or
based on other substantial evidence of a known fault),
ground-shaking, liquefaction, or landslides?

X

b) Substantial soil erosion or the loss of topsoil?

X

c) Location on a geologic unit or a soil that is unstable, or that
would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral spreading,
subsidence, liquefaction, or collapse?

X

d) Location on expansive soil, as defined in California
Building Code (2012), creating substantial risks to life or
property?

X

e) Soils incapable of adequately supporting the use of septic
tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater?

X

Section 3.7 Greenhouse Gas Emissions Impacts.

Would the project:

a) Result in the generation of greenhouse gas emissions,
either directly or indirectly, that may have a significant impact
on the environment?

X

b) Increase the potential for conflict with an applicable plan,
policy, or regulation adopted for the purpose of reducing
emissions of greenhouse gases?

Section 3.8 Hazards & Hazardous Materials Impacts.

X
Would the project:

a) Create a significant hazard to the public or the
environment through the routine transport, use, or disposal of
hazardous materials?

X

b) Create a significant hazard to the public or the
environment or result in reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

X

SECTION 1 ● INTRODUCTION
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Table 1-1
Summary (Initial Study Checklist)
Environmental Issues Area Examined

Significant
Unavoidable
Impact

Less Than
Significant
Impact With
Mitigation

c) Emit hazardous emissions or handle hazardous or acutely
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?

Less Than
Significant
Impact

No
Impact

X

d) Be located on a site, which is included on a list of
hazardous material sites compiled pursuant to Government
Code Section 65962.5, and as a result, would it create a
significant hazard to the public or the environment?

X

e) Be located within an airport land use plan, or where such a
plan has not been adopted, within two miles of a public
airport or a public use airport, would the project result in a
safety hazard for people residing or working in the project
area?

X

f) Within the vicinity of a private airstrip, result in a safety
hazard for people residing or working in the project area?

X

g) Impair implementation of, or physically interfere with, an
adopted emergency response plan or emergency response
plan or emergency evacuation plan?

X

h) Expose people or structures to a significant risk of loss,
injury, or death involving wild lands fire, including where wild
lands are adjacent to urbanized areas or where residences are
intermixed with wild lands?

X

Section 3.9 Hydrology & Water Quality Impacts.
a) Violate any water quality standards or waste discharge
requirements?

Would the project:

X

b) Substantially deplete groundwater supplies or interfere
substantially with groundwater recharge in such a way that
would cause a net deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the production rate of
pre-existing nearby wells would drop to a level which would
not support existing land uses or planned uses for which
permits have been granted)?

X

c) Substantially alter the existing drainage pattern of the site
or area, including the alteration of the course of a stream or
river, in a manner, which would result in substantial erosion
or siltation on- or off-site?

X

d) Substantially alter the existing drainage pattern of the site
or area, including the alteration of the course of a stream or
river, in a manner that would result in flooding on- or off-site?

X

e) Create or contribute runoff water, which would exceed the
capacity of existing or planned storm water drainage systems
or provide substantial additional sources of polluted runoff?
f) Substantially degrade water quality?

SECTION 1 ● INTRODUCTION
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Table 1-1
Summary (Initial Study Checklist)
Significant
Unavoidable
Impact

Environmental Issues Area Examined

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

No
Impact

g) Place housing within a 100-year flood hazard area as
mapped on a Federal Flood Hazard Boundary or Flood
Insurance Rate Map or other flood hazard delineation map?

X

h) Place within a 100-year flood hazard area, structures that
would impede or redirect flood flows?

X

i) Expose people or structures to a significant risk of flooding
because of dam or levee failure?

X
X

j) Result in inundation by seiche, tsunami, or mudflow?

Section 3.10 Land Use Impacts.

Would the project:

a) Physically divide an established community, or otherwise
result in an incompatible land use?

X

b) Conflict with an applicable land use plan, policy, or
regulation of an agency with jurisdiction over the project
(including, but not limited to, a general plan, proposed
project, local coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an environmental
effect?

X

c) Conflict with any applicable habitat conservation or natural
community conservation plan?

Section 3.11 Mineral Resources Impacts.

X

Would the project:

a) Result in the loss of availability of a known mineral
resource that would be of value to the region and the residents
of the State?

X

b) Result in the loss of availability of a locally important
mineral resource recovery site delineated on a local general
plan, proposed project, or other land use plan?

X

Section 3.12 Noise Impacts.

Would the project result in:

a) Exposure of persons to, or the generation of, noise levels in
excess of standards established in the local general plan or
noise ordinance, or applicable standards of other agencies?

X

b) Exposure of people to, or the generation of, excessive
ground-borne noise levels?

X

c) Substantial permanent increase in ambient noise levels in
the project vicinity above noise levels existing without the
project?

X
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Table 1-1
Summary (Initial Study Checklist)
Environmental Issues Area Examined

Significant
Unavoidable
Impact

d) Substantial temporary or periodic increases in ambient
noise levels in the project vicinity above levels existing
without the project?

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

No
Impact

X

e) For a project located with an airport land use plan or,
where such a plan has not been adopted, within two miles of a
public airport or public use airport, would the project expose
people residing or working in the project area to excessive
noise levels?

X

f) For a project within the vicinity of a private airstrip, would
the project expose people residing or working in the project
area to excessive noise levels?

X

Section 3.13 Population & Housing Impacts.

Would the project:

a) Induce substantial growth in an area either directly or
indirectly (e.g., through projects in an undeveloped area or
extension of major infrastructure)?

X

b) Displace substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?
c) Displace substantial numbers of people, necessitating the
construction of replacement housing elsewhere?

X
X

Section 3.14 Public Services Impacts.

Would the project result in substantial adverse physical impacts
associated with the provision of new or physically altered governmental facilities, the construction of which would cause
significant environmental impacts in order to maintain acceptable service ratios, response times, or other performance
objectives in any of the following areas:
a) Fire protection services?

X

b) Police protection services?

X

c) School services?

X

d) Other governmental services?

X

Section 3.15 Recreation Impacts.

Would the project:

a) Increase the use of existing neighborhood and regional
parks or other recreational facilities such that substantial
physical deterioration of the facility would occur or be
accelerated?

X

b) Affect existing recreational facilities or require the
construction or expansion of recreational facilities that might
have an adverse physical effect on the environment?

X
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Table 1-1
Summary (Initial Study Checklist)
Environmental Issues Area Examined

Significant
Unavoidable
Impact

Section 3.16 Transportation & Circulation Impacts.

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

No
Impact

Would the project:

a) Cause a conflict with an applicable plan, ordinance, or
policy establishing measures of effectiveness for the
performance of the circulation system, taking into account all
modes of transportation including mass transit and nonmotorized travel and relevant components of the circulation
system, including but not limited to, intersections, streets,
highways and freeways, pedestrian and bicycle paths, and
mass transit?

X

b) Exceed, either individually or cumulatively, a level of
service standard established by the County Congestion
Management Agency for designated roads or highways?

X

c) A change in air traffic patterns, including either an increase
in traffic levels or a change in the location that results in
substantial safety risks?

X

d) Substantially increase hazards due to a design feature (e.g.,
sharp curves or dangerous intersections) or incompatible uses
(e.g., farm equipment)?

X
X

e) Result in inadequate emergency access?

f) Conflict with adopted policies, plans, or programs
supporting alternative transportation (e.g., bus turnouts,
bicycle racks)?

Section 3.17 Utilities Impacts.

X

Would the project:

a) Exceed wastewater treatment requirements of the
applicable Regional Water Quality Control Board?

X

b) Require or result in the construction of new water or
wastewater treatment facilities or expansion of existing
facilities, the construction of which could cause significant
environmental impacts?

X

c) Require or result in the construction of new storm water
drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental
effects?

X

d) Have sufficient water supplies available to serve the project
from existing entitlements and resources, or are new or
expanded entitlements needed?
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Table 1-1
Summary (Initial Study Checklist)
Environmental Issues Area Examined

Significant
Unavoidable
Impact

Less Than
Significant
Impact With
Mitigation

Less Than
Significant
Impact

e) Result in a determination by the wastewater treatment
provider that serves or may serve the project that it has
inadequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments?
f) Be served by a landfill with insufficient permitted capacity
to accommodate the project’s solid waste disposal needs?
g) Comply with Federal, State, and local statutes and
regulations related to solid waste?

Section 3.18 Mandatory Findings of Significance.

No
Impact

X

X
X
The approval and subsequent implementation of the

proposed project:
a) Will not have the potential to degrade the quality of the
environment, with the implementation of the recommended
standard conditions and mitigation measures included herein.

X

b) Will not have the potential to achieve short-term goals to
the disadvantage of long-term environmental goals, with the
implementation of the recommended standard conditions and
mitigation measures referenced herein.

X

c) Will not have impacts that are individually limited, but
cumulatively considerable, when considering planned or
proposed development in the immediate vicinity, with the
implementation of the recommended standard conditions and
mitigation measures contained herein.

X

d) Will not have environmental effects that will adversely
affect humans, either directly or indirectly, with the
implementation of the recommended standard conditions and
mitigation measures contained herein.

X

e) This Initial Study indicated there is no evidence that the
proposed project will have an adverse effect on wildlife
resources or the habitat upon which any wildlife depends.

X
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SECTION 2 - PROJECT DESCRIPTION
2.1 PROJECT OVERVIEW
The City of El Monte Economic Development Department, in its capacity as the Lead Agency, is reviewing
an application to allow for the development of 72 townhome and condominium units within a 3.09-acre
(134,725 square foot) site. The project site is located in the western portion of the City of El Monte and is
currently vacant though the northwestern portion of the site was occupied by an industrial use (a foundry)
until 2003. This industrial building remained vacant until it was demolished in 2007.5 Of the total
number of units, 22 of the units will be three-story townhomes that will have an attached two-car garage,
while the remaining 50 units (also three-story) will be stacked flats located in the central portion of the
project site. The 50 stacked flat condominium units will be provided with subterranean parking.6
Access to the proposed project will be provided by a single curb cut located along the western side of
Rowland Avenue. Access to the individual units will be provided by a 26-foot wide internal roadway that
will connect to Rowland Avenue. This driveway will extend through the central portion of the project site
in an east-west orientation where it will lead to a T-intersection in the center of the project site. The
internal roadway then extends along the eastern portion of the site in a north-south orientation. In
addition, a total of 28,677 square feet of open space will be provided.7 Lastly, a total of 189 parking spaces
will be provided. A project’s site plan is provided later within this section in Exhibit 2-12.

2.2 PROJECT LOCATION
The proposed project site is located in the western portion of the City of El Monte. The City of Rosemead is
located to the west of the project site, on the west side of Eaton Wash. The City of El Monte is bounded on
the north by Arcadia and Temple City; on the west by Rosemead; on the east by Irwindale, Baldwin Park,
Industry, and unincorporated areas; and on the south by South El Monte.8 The City’s location in a regional
context is illustrated in Exhibit 2-1. The City’s location in relation to the surrounding communities is
illustrated in Exhibit 2-2. In addition, a local map is provided in Exhibit 2-3.
The City of El Monte is located in the west San Gabriel Valley approximately 13.0 miles east of downtown
Los Angeles. Major physiographic features in the area include the concrete lined Eaton Wash, located
adjacent to the project site to the west; the Puente Hills, located approximately 5.97 miles to the southeast;
and the San Gabriel Mountains, located approximately 6.81 miles to the north of the project site.9
Regional access to the City of El Monte is provided by two area freeways: the San Bernardino Freeway (I10) and the San Gabriel River Freeway (I-605).

5

Google Earth. Historic Imagery. Site accessed July 9, 2015.

6

Twen Ma Architects. Title Sheet. Plans dated March 30, 2015.

7

Ibid.

8

Quantum GIS. City boundary shapefile layer provided by the Southern California Association of Governments.

9

Google Earth. Site accessed April 3, 2015.
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EXHIBIT 2-1
REGIONAL LOCATION MAP
Source: Quantum GIS
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Project Site

EXHIBIT 2-2
CITYWIDE MAP
Source: Quantum GIS
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El Monte

Project Site

Rosemead

EXHIBIT 2-3
LOCAL MAP
Source: Quantum GIS
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The I-10 freeway traverses the central-south portion of the City in an east-west orientation while the I-605
freeway extends along the City’s easterly side in a north-south orientation. Primary access to the project
site is provided by Rowland Avenue, which extends along the project site’s eastern side. The project site’s
legal addresses are 4147 and 4143 Rowland Avenue. The Assessor’s Parcels Numbers (APNs) that are
applicable to the two parcels that comprise the project site include 8577-008-062, 8577-008-047, and
8577-009-042.10

2.3 ENVIRONMENTAL SETTING
The project site is located in an urban area and is surrounded by a mix of uses that include industrial uses
to the north and west, and residential uses on the east. The project site is currently zoned as R-4 (High
Density Residential) and is one of the few undeveloped parcels in this area of the City. An aerial
photograph of the project site is shown in Exhibit 2-4. Photographs of the project site are depicted in
Exhibits 2-5 through 2-11. Surrounding land uses in the vicinity of the project site include the following:
●

North of the project site. A mix of residential and industrial uses abut the project site to the north.
These uses include both single family residential units; Uni-Source Textile, a fabric manufacturer
and distributor; and GSW, a restaurant equipment and supplies manufacturing distributor.11
Views of this area are shown in Exhibit 2-8.

●

South of the project site. Townhome units are located adjacent to the project site’s east branch to
the south. Vacant open space, Eaton Wash, and Valley Boulevard are located along the
southernmost point of the project site. Valley Boulevard, a major commercial corridor, extends in
an east-west orientation to the south of the project site. A mix of residential and commercial uses
occupy frontage along Valley Boulevard, though commercial development is the most prevalent
use.12 Views of this area are shown in Exhibit 2-9.

●

East of the project site. Various residential uses occupy frontage along both sides of Rowland
Avenue. The residential development that occupies frontage along the west side of Rowland
Avenue abut the project site to the east.13 Views of this area are shown in Exhibit 2-10.

●

West of the project site. The Eaton Wash extends along the project site’s westerly property line in
a north-south orientation. A mix of uses, including residential and industrial, are located further
west along both sides of Temple City Boulevard.14 Views of this area are shown in Exhibit 2-11.

As indicated previously, the entire project site is currently vacant. The site is covered over in barren earth,
ruderal vegetation, piles of concrete, gravel, debris, rocks, garbage, and sand. A deteriorated concrete
driveway extends within the site’s eastern segment that connects to Rowland Avenue.

10

Los Angeles County Tax Assessor. Parcel Viewer. http://maps.assessor.lacounty.gov/mapping/viewer.asp

11

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.

12

Ibid.

13

Ibid.

14

Ibid.
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Industrial uses

Project Site

Eaton Wash

EXHIBIT 2-4
AERIAL PHOTOGRAPH
Source: Google Earth
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Point
within the
site

View of the entrance to the site facing west

Point
within the
site

View of the center portion of the site facing west

EXHIBIT 2-5
PHOTOGRAPHS OF THE PROJECT SITE
Source: Blodgett/Baylosis Environmental Planning
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Point
within the
site

View of the center of the project site facing northeast

Point
within the
site

View of the northern portion of the project site facing northeast

EXHIBIT 2-6
PHOTOGRAPHS OF THE PROJECT SITE
Source: Blodgett/Baylosis Environmental Planning
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Point
within the
site

View of the northern portion of the project site facing north
Point
within the
site

View of the southern portion of the project site facing south

EXHIBIT 2-7
PHOTOGRAPHS OF THE PROJECT SITE
Source: Blodgett/Baylosis Environmental Planning
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View of the uses
to the north

View of the industrial uses to the north facing north
View of the uses
to the north

View of the residential and industrial uses to the north facing northeast

EXHIBIT 2-8
PHOTOGRAPHS OF THE SURROUNDING LAND USES TO THE NORTH
Source: Blodgett/Baylosis Environmental Planning
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View of the uses
to the south

View of the uses located to the south of the project site facing southwest

View of the
Eaton Wash

Valley Blvd.

Eaton Wash

View of the Eaton Wash facing south

EXHIBIT 2-9
PHOTOGRAPHS OF THE SURROUNDING LAND USES TO THE SOUTH
Source: Blodgett/Baylosis Environmental Planning
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View of the uses
to the east

View of the residential uses along the east side of Rowland Avenue facing southeast

View of the uses
to the east

View of the adjacent residential units to the east facing east

EXHIBIT 2-10

PHOTOGRAPHS OF THE SURROUNDING LAND USES TO THE EAST
Source: Blodgett/Baylosis Environmental Planning
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View of the uses
to the west

View of the uses located to the west of the project site facing west

View of the uses
to the west

View of the uses located to the west of the project site facing southwest

EXHIBIT 2-11

PHOTOGRAPHS OF THE SURROUNDING LAND USES TO THE WEST
Source: Blodgett/Baylosis Environmental Planning

SECTION 2 ● PROJECT DESCRIPTION

PAGE 29

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

The northern and western perimeters of the property are fenced off by a chain link fence, while the project
site’s eastern boundary is fenced off by a block wall. Lastly, an existing dirt trail with no public access
extends along the Eaton Wash’s east side. The dirt trail is not part of the proposed project nor will the
project affect the aforementioned trail. The existing trail provides operation and maintenance access to
the Eaton Wash.15
Other notable uses within the vicinity of the project site include Shirpser Elementary School, located
approximately 1,707 feet to the southeast along Gibson Road; Rio Vista Elementary School, located
approximately 0.90 miles to the east along Esto Avenue; and the El Monte Airport, located approximately
1.10 miles to the east along Santa Anita Avenue.16 Major roadways in the area include Lower Azusa Road,
located approximately one-half mile to the north of the project site; Valley Boulevard, located
approximately 193 feet to the south of the project site; Baldwin Avenue, located approximately 871 feet to
the east; and Temple City Boulevard, located approximately 546 feet to the west. Regional access to the
project site is provided by the I-10 Freeway, located approximately 0.60 miles to the south of the project
site.17

2.4 PROJECT DESCRIPTION
2.4.1 PHYSICAL CHARACTERISTICS OF PROPOSED PROJECT
The proposed project will involve the construction of 72 townhome and condominium units within a 3.09acre vacant lot. The proposed project will consist of the following elements described below and in the
remainder of the section:
●

A total of 72 new townhome and stacked flat units will be constructed. Of this total, 22 of these
units will be townhomes with attached two-car garages. The remaining 50 units will consist of
stacked flats with basement garage parking. The units will have a maximum height of 40 feet and
will be up to three stories in height.18

●

All 22 townhome units will contain four bedrooms and three bathrooms. These units will range in
size from 1,676 to 1,978 square feet. Units 1-5 (refer to Exhibit 2-12) will be two stories in height,
while the remaining units will be three stories high. In addition, all 22 townhome units will be
provided with 200 square feet of private open space and a 400-square foot two car garage.19 The
22 townhome units will be located throughout the northern, southern, and eastern branches of the
project site. The eastern branch will be occupied by Units 1-5, Units 6-12 will be located within the
northern branch, and Units 13-22 will be located in the southern branch.20

15

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.

16

Google Earth. Site accessed April 6, 2015.

17

Ibid.

18

Twen Ma Architects. Title Sheet. Plans dated June 30, 2015.

19

Ibid.

20

Ibid.
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●

The remaining 50 units will consist of stacked flats, or individual condominium units located on a
designated floor. The 50 stacked flat units will be distributed over three floors and will be
provided with approximately 125 subterranean parking spaces. All 50 units will contain three
bedrooms and two bathrooms. Approximately 47 of the 50 units will have a total living area of
1,208 square feet, whereas the remaining three units will have a total living area of 1,416 square
feet. Each unit is required to provide 200 square feet of open space. Each unit will be provided
between 200 to 260 square feet of private open space.21 The aforementioned units will be located
in the center of the project site.22

●

Ingress and egress to the proposed project will be provided by a driveway located on the western
side of Rowland Avenue. Access to the townhome and condominium units will be provided by a
26-foot wide internal roadway. The new roadway will extend east to west from Rowland Avenue to
the base of the ramp for the subterranean parking garage. From there the roadway will branch off
and extend along the eastern portion of the project site in a north-south orientation. Pedestrian
access within the project site will be provided by a five-foot wide concrete side walk.23

●

As indicated previously, approximately 189 parking spaces will be provided. A total of 44 parking
spaces will be provided with the attached two-car garages next to the 22 townhomes. A
subterranean parking garage will accommodate 125 parking stalls for the 50 stacked flat units that
will be located above the garage. Lastly, an additional 20 uncovered surface parking stalls will be
installed throughout the northern, southern, and eastern branches of the project site.24 The
proposed project is in conformance with the City of El Monte’s off-street parking requirements.
The project will provide 189 parking spaces while 188 parking spaces are required pursuant to the
City’s off-street parking requirements.

●

Approximately 42,313 square feet of landscaping will be provided with 28,677 square feet
dedicated for common open space. The remaining 14,220 square feet will be allocated as private
open space within the individual yard areas.25 Additional recreation equipment and areas will be
located throughout the site. The above-mentioned recreational improvements include a sand
pit/children’s playground, a 600-square foot concrete pad barbeque area, a badminton field, and a
larger, 800-square foot concrete pad barbeque area.26

A conceptual site plan for the proposed project is provided in Exhibit 2-12. Conceptual floor plans are
provided in Exhibits 2-13 through 2-18. Plans for the subterranean parking garage are shown in Exhibit 219. Lastly, conceptual elevations for the proposed project are shown in Exhibits 2-20 through 2-24.

21

Twen Ma Architects. Title Sheet. Plans dated June 30, 2015.

22

Twen Ma Architects. Site Plan. Plans dated June 30, 2015.

23

Ibid.

24

Ibid.

25

Ibid.

26

Ibid.
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Source: Twen Ma Architects

EXHIBIT 2-12
SITE PLAN
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EXHIBIT 2-13
UNITS 1-5 FLOOR PLAN
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EXHIBIT 2-14
UNITS 6-10 (22) FLOOR PLAN
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EXHIBIT 2-15
UNITS 11-12 FLOOR PLANS AND ELEVATIONS

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

SECTION 2 ● PROJECT DESCRIPTION

PAGE 36
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EXHIBIT 2-16
UNITS 13-17 (18-21) FLOOR PLAN
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EXHIBIT 2-17
UNITS 22 FLOOR PLAN
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EXHIBIT 2-18
STACKED FLAT UNITS FLOOR PLAN
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EXHIBIT 2-19
SUBTERRANEAN PARKING GARAGE PARKING PLAN
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EXHIBIT 2-20
UNITS 1-5 NORTH AND SOUTH ELEVATIONS
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EXHIBIT 2-21
UNITS 6-10 NORTH, SOUTH, EAST, AND WEST ELEVATIONS
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EXHIBIT 2-22
UNITS 11 AND 12 NORTH, SOUTH, EAST, AND WEST ELEVATIONS
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EXHIBIT 2-23
CONDOMINIUM TOWER NORTH, SOUTH, EAST, AND WEST ELEVATIONS
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Source: Twen Ma Architects

EXHIBIT 2-24
CONDOMINIUM TOWER NORTH, SOUTH, EAST, AND WEST ELEVATIONS
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A summary of the proposed project is provided below in Table 2-1.
Table 2-1
Summary of the Proposed Project
Project Element

Total

Project Site Area

3.093-acres (134,725 square feet)

Common Open Space

28,677 square feet

Private Open Space

14,220 square feet

Landscaping

42,313 square feet

Subterranean Parking

125 spaces

Garage Parking

44 parking spaces (22, two car garages)

Uncovered Surface Parking
Total Parking Provided

20 parking spaces
189 spaces

Townhomes (Units 1-22)
Living Area per Unit

1,676 square feet-1,978 square feet

Townhomes (Units 1-22)
Bedrooms/Bathrooms per
Unit

4 bed/3 bath

Stacked Flats (Units 23-72)
Living Area per Unit

1,208 square feet

Stacked Flats (Units 23-72)
Bedrooms/Bathrooms per
Unit

3 bed/2 bath

Total Living Area
Total Floor
(F.A.R.)

Area

100,044 square feet
Ratio

Total Lot Coverage

74.2%
37.7%

Source: Twen Ma Architects. Site Plan.

2.4.2 CONSTRUCTION CHARACTERISTICS
The proposed project will take approximately 11 to 14 months to complete.
construction will consist of the following phases:
●

The proposed project’s

Grading. During this phase, the project site will be graded to accommodate the subterranean
parking structure. Approximately 25,000 cubic yards will be removed during the grading phase.
Equipment on-site during this phase would include excavators, graders, rubber tire dozers,
tractors, backhoes, and loaders. This phase will take approximately two months to complete.

● Site Preparation. The project site will be prepared for the construction of the new townhomes
and condominiums. Equipment on-site during this phase will include graders, tractors, backhoes,
and loaders. The average number of off-road equipment will total three pieces. During this
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phase, the average number of daily worker trips will be eight trips.
approximately one month to complete.

This phase will take

●

Construction and Installation. The 72 residential units will be constructed during this phase.
Equipment on-site during this phase will include cranes, generators, forklifts, tractors, backhoes,
and loaders. The average number of off-road equipment will total seven pieces. This phase will
take approximately five months to complete.

●

Paving, Landscaping, and Finishing. This phase will involve paving, the installation of the
landscaping, and the completion of the on-site improvements. Equipment on-site during this
phase will include cement and motor mixers, pavers, rollers, other paving equipment, tractors,
backhoes, and loaders. The average number of off-road equipment will total five pieces. This
phase will last approximately three months.

2.5 OBJECTIVES OF THE PROJECT
The City of El Monte seeks to accomplish the following objectives with the proposed project:
●

To facilitate the integration of land uses and development;

●

To minimize conflicts between non-residential and residential uses and/or other sensitive
receptors such as schools, parks, and homes;

●

To facilitate the revitalization of vacant parcels in the City;

●

To ensure that the project is in conformance with the development policies included in the City of
El Monte General Plan; and,

●

To promote new residential infill development along with the more efficient use of underutilized
properties in the City.

2.6 DISCRETIONARY ACTIONS
A Discretionary Decision is an action taken by a government agency (for this project, the government
agency is the City of El Monte) that calls for an exercise of judgment in deciding whether to approve a
project. Discretionary approvals for this project include the following:
●

Tentative Tract Map to subdivide the proposed project into 72 townhomes and condominium
units;

●

A Conditional Use Permit to establish a PRD (Planned Residential Development) within a
residential zone;

●

A second Conditional Use Permit to allow Multiple-family residential development (three or more
units on a site/attached or detached/single-family or multiple-family);
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●

A Modification to exceed the floor area from the allowed 40% to 74%;

●

A Variance to reduce the amount of required open space from 43,000 square feet to 28,677 square
feet; a multi-use fire lane is proposed to provide additional outdoor space for recreation;

●

Development Plan Approval; and,

● The review of the Mitigated Negative Declaration and Mitigation Monitoring and Reporting
Program.
The project Applicant will also need a demolition permit to demolish the existing on-site improvements, a
grading permit, a building permit to allow for the construction of the proposed improvements, permits for
utility connections, and an occupancy permit.
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SECTION 3 - ENVIRONMENTAL ANALYSIS
This section of the Initial Study analyzes the potential environmental impacts that may result from the
proposed project’s implementation. The issue areas evaluated in this Initial Study include:
● Aesthetic Impacts (Section 3.1);
● Agricultural & Forestry Resources Impacts
(Section 3.2);
● Air Quality Impacts (Section 3.3);
● Biological Resources Impacts (Section 3.4);
● Cultural Resources Impacts (Section 3.5);
● Geology & Soils Impacts (Section 3.6);
● Greenhouse Gas Emissions Impacts
(Section 3.7);
● Hazards & Hazardous Materials Impacts
(Section 3.8);
● Hydrology & Water Quality Impacts
(Section 3.9);

● Land Use & Planning Impacts (Section
3.10);
● Mineral Resources Impacts (Section 3.11);
● Noise Impacts (Section 3.12);
● Population & Housing Impacts (Section
3.13);
● Public Services Impacts (Section 3.14);
● Recreation Impacts (Section 3.15);
● Transportation & Circulation Impacts
(Section 3.16);
● Utilities Impacts (Section 3.17); and,
● Mandatory Findings of Significance
(Section 3.18).

The environmental analysis contained in this section reflects the Initial Study Checklist format used by the
City of El Monte Economic Development Department, Planning Division in its environmental review
process pursuant to and consistent with the CEQA Guidelines as amended. Under each issue area, an
assessment of impacts is provided in the form of questions and answers. The analysis contained herein
serves as a response to the individual questions. For the evaluation of potential impacts, questions are
stated and an answer is provided according to the analysis undertaken as part of this Initial Study's
preparation. To each question, there are four possible responses:
●

No Impact. The approval and subsequent implementation of the proposed project would not have
any measurable environmental impact on the environment.

●

Less Than Significant Impact. The approval and subsequent implementation of the proposed
project may have the potential for affecting the environment, although these impacts will be below
levels or thresholds that the City of El Monte or other responsible agencies consider to be
significant.

●

Less Than Significant Impact with Mitigation. The approval and subsequent implementation of
the proposed project may have the potential to generate impacts that will have a significant impact
on the environment. However, the level of impact may be reduced to levels that are less than
significant with the implementation of mitigation measures.

●

Significant and Unavoidable Impact. The approval and subsequent implementation of the
proposed project may result in environmental impacts that are significant.
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3.1 AESTHETIC IMPACTS
3.1.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse aesthetic impact if
it results in any of the following:
●

An adverse effect on a scenic vista;

●

Substantial damage to scenic resources, including, but not limited to, trees, rock outcroppings, and
historic buildings within a State scenic highway;

●

The potential of the project to substantially degrade the existing visual character or quality of the
site and its surroundings; or,

●

A new source of substantial light and glare that would adversely affect day-time or night-time
views in the area.

3.1.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project affect a scenic vista? ● Less than Significant Impact.
Scenic view sheds in and around the project site is limited to the San Gabriel Mountains, located
approximately 6.81 miles to the north.27 The proposed project will not obstruct views of the San Gabriel
Mountains from Valley Boulevard because the new residential units will have a maximum height of 40 feet.
In addition, the project is not located within the line of sight for any uses that are sensitive to the loss in
scenic vistas because there are no such uses located along the southern portion of Valley Boulevard.
Furthermore, the project will not obstruct views of the San Gabriel Mountains from the uses along
Rowland Avenue because the project is located along the western portion of the street and is not within the
line of sight of the aforementioned views. Likewise the new development will not restrict scenic views from
the homes located along Abilene Street because the homes are located approximately 129 feet to the
northeast of the project site.
The site, in its current state, contains unmaintained vegetation and piles of debris (concrete, gravel, glass,
etc). This debris will be removed as part of the proposed project. Once complete, the proposed project will
significantly improve the site’s visual appearance. The unmaintained vegetation and piles of rocks, gravel,
and debris will be replaced with new landscaping, paving, and residential units. The property following
development will be maintained pursuant to the Homeowner’s Association (HOA). As a result, the impacts
regarding scenic vistas are anticipated to be less than significant.

27

Google Earth. Site accessed April 6, 2015.
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B. Would the project substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a State scenic highway? ● No Impact.
There are no designated State scenic highways located in the vicinity of the project site.28 The trees that
are found on-site are species that are typically found in an urban environment. In addition, the site is
currently vacant and there are no natural rock outcroppings or historic structures located within the
project site (the nature and extent of historic resources within the project area are discussed herein in
Section 3.5).29 As a result, the proposed project will not result in any impacts on natural scenic resources.
C. Would the project substantially degrade the existing visual character or quality of the site and its
surroundings? ● No Impact.
The project site is currently vacant and covered over in ruderal vegetation, garbage, concrete debris, gravel,
and dirt. The proposed project will not degrade the existing visual character or quality of the site and the
surrounding neighborhood since the 72-unit residential development will represent a substantial visual
improvement over the site’s current state (refer to Section 2 for a description of the project site and the
environmental setting). In addition, the proposed project will improve the overall visual appearance along
the highly traveled Valley Boulevard corridor. As a result, no impacts will occur.
D. Would the project create a new source of substantial light or glare that would adversely affect dayor night-time views in the area? ● Less than Significant Impact with Mitigation.
Exterior lighting can be a nuisance to adjacent land uses that are sensitive to this lighting. This nuisance
lighting is referred to as light trespass which is typically defined as the presence of unwanted light on
properties located adjacent to the source of lighting. Light sensitive uses abut the project site to the east.
Additional light sensitive receptors are located across the Eaton Wash to the west. Moreover, the proposed
project will be a light sensitive receptor. The following mitigation measures will be effective in further
reducing the potential light and glare impacts:
●

The Applicant shall ensure that all lighting meet the equipment and illumination standards of the
City to the satisfaction of the Economic Development Department. The zoning code that pertains
to the proposed project is 17.40.020.P, lighting systems, which states that for all sites serving three
(3) or more dwelling units, the developer shall install an on-site lighting system in all parking
areas, vehicular access ways and along major walkways. Such lighting shall be directed onto
driveways and walkways within the project and away from dwelling units and adjacent properties.
Such lighting system shall be automated using either an electronic time switch device or
photoelectric sensor device and the lighting device shall be equipped with vandal resistant covers.
The Applicant must also submit an exterior lighting plan for review and approval by the Economic
Development Department prior to the issuance of building permits.

28

California Department of Transportation. Official Designated Scenic Highways. www.dot.ca.gov

29

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.
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●

The Applicant must ensure that appropriate light shielding is provided for the lighting equipment
in the parking area, buildings, and security as a means to limit glare and light trespass. In
addition, light standards must be low (no more than nine feet in height) and shielded to eliminate
the potential for light trespass.

The mitigation identified above would reduce the potential impacts to levels that are less than significant.

3.1.3 CUMULATIVE IMPACTS
The potential aesthetic impacts related to views, aesthetics, and light and glare are site specific. The
mitigation measures identified for aesthetic impacts are consistent with those that would likely be required
for any new development in the City. The analysis determined that the proposed project would not result
in any significant adverse aesthetic impacts with adherence to the required mitigation. As a result, no
cumulative aesthetic impacts are anticipated.

3.1.4 MITIGATION MEASURES
The following mitigation measures would be effective in reducing the potential light and glare impacts
from these above off-site locations:
Mitigation Measure No. 1 (Aesthetic Impacts). The Applicant shall ensure that all lighting meet the
equipment and illumination standards of the City to the satisfaction of the Economic Development
Department. The zoning code that pertains to the proposed project is 17.40.020.P, lighting systems,
which states that for all sites serving three (3) or more dwelling units, the developer shall install an onsite lighting system in all parking areas, vehicular access ways and along major walkways. Such
lighting shall be directed onto driveways and walkways within the project and away from dwelling
units and adjacent properties. Such lighting system shall be automated using either an electronic time
switch device or photoelectric sensor device and the lighting device shall be equipped with vandal
resistant covers. The Applicant must also submit an exterior lighting plan for review and approval by
the Economic Development Department prior to the issuance of building permits.
Mitigation Measure No. 2 (Aesthetic Impacts). The Applicant must ensure that appropriate light
shielding is provided for the lighting equipment in the parking area, buildings, and security as a means
to limit glare and light trespass. In addition, light standards must be low (no more than 15 feet in
height) to eliminate the potential for light trespass.
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3.2 AGRICULTURE & FORESTRY RESOURCES IMPACTS
3.2.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant impact on agriculture
resources if it results in any of the following:
●

The conversion of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance;

●

A conflict with existing zoning for agricultural use or a Williamson Act Contract;

●

A conflict with existing zoning for or cause rezoning of, forest land (as defined in Public Resources
Code §4526), or zoned timberland production (as defined by Government Code §51104[g]);

●

The loss of forest land or the conversion of forest land to a non-forest use; or,

●

Changes to the existing environment that due to their location or nature may result in the
conversion of farmland to non-agricultural uses.

3.2.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide
Importance, as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring
Program of the California Resources Agency, to non-agricultural use? ● No Impact.
According to the California Department of Conservation, the City of El Monte does not contain any
designated areas of Prime Farmland, Unique Farmland, or Farmland of Statewide Importance.30 No
agricultural activities are located within the project site or in the surrounding area (refer to Exhibit 3-1).
As a result, no impacts on any farmland of importance will occur with the implementation of the proposed
project.
B. Would the project conflict with existing zoning for agricultural use or a Williamson Act Contract? ●
No Impact.
Agricultural uses are not permitted within the R-4, the zone district in which the project is located.31 In
addition, the California Department of Conservation Division of Land Resource Protection indicated the
project site is not subject to a Williamson Act Contract.32 As a result, no impacts on existing or future
Williamson Act Contracts would result from the proposed project’s implementation.

30

California Department of Conservation, Division of Land Resource Protection, Farmland Mapping and Monitoring Program.
Important Farmland in California 2010. ftp://ftp.consrv.ca.gov/pub/dlrp/FMMP/pdf/statewide/2010/fmmp2010_08_11.pdf.

31

City of El Monte Municipal Code. Title 17 Zoning. Chapter 17.42.010 – Uses permitted for the R-4.

32

California Department of Conservation. State of California Williamson Act Contract Land.
ftp://ftp.consrv.ca.gov/pub/dlrp/WA/2012%20Statewide%20Map/WA_2012_8x11.pdf
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Project Site

EXHIBIT 3-1
LAND COVER AROUND THE PROJECT SITE
Source: United States Geological Survey
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C. Would the project conflict with existing zoning for or cause rezoning of, forest land (as defined in
Public Resources Code Section 4526), or zoned timberland production (as defined by Government
Code § 51104[g])? ● No Impact.
The City of El Monte is located in the midst of a larger urban area and no forest lands are found within the
City or in the surrounding area.33 In addition, the City of El Monte General Plan does not provide for any
forest land protection since it is not required. As a result, no impacts on forest land or timber resources
would result from the implementation of the proposed project.
D. Would the project result in the loss of forest land or the conversion of forest land to a non-forest use?
● No Impact.
The project site is located in the midst of an urban area. No forest land is located within the City nor does
the City of El Monte General Plan provide for any forest land protection.34 As a result, no loss or
conversion of forest lands would result from the implementation of the proposed project.
E. Would the project involve other changes in the existing environment that, due to their location or
nature, may result in conversion of farmland to non-agricultural use? ● No Impact.
As indicated previously, the site is currently vacant and no agricultural activities are located within the
project site or in the surrounding area (refer to Exhibit 3-1). As a result, the implementation of the
proposed project would not involve the conversion of any existing farmland area to urban uses.

3.2.3 CUMULATIVE IMPACTS
The analysis determined that there is no remaining agricultural or forestry resources in the affected area.
The project would not result in any impacts on these resources. As a result, no cumulative impacts on
agricultural or farmland resources will occur.

3.2.4 MITIGATION MEASURES
The analysis of agriculture and forestry resources indicated that no impacts would result from the
proposed project’s implementation. As a result, no mitigation measures are required.

33

Blodgett/Baylosis Environmental Planning. Site Survey. Survey was conducted on April 8, 2015.

34

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.
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3.3 AIR QUALITY IMPACTS
3.3.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project would normally be deemed to have a significant adverse
environmental impact on air quality, if it results in any of the following:
●

A conflict with the obstruction of the implementation of the applicable air quality plan;

●

A violation of an air quality standard or contribute substantially to an existing or projected air
quality violation;

●

A cumulatively considerable net increase of any criteria pollutant for which the project region is in
non-attainment under an applicable Federal or State ambient air quality standard;

●

The exposure of sensitive receptors to substantial pollutant concentrations; or,

●

The creation of objectionable odors affecting a substantial number of people.

The South Coast Air Quality Management District (SCAQMD) has established quantitative thresholds for
both short-term (construction) emissions and long-term (operational) emissions for criteria pollutants.
These criteria pollutants include the following:

35

●

Ozone (O3) is a nearly colorless gas that irritates the lungs and damages materials and vegetation.
O3 is formed by photochemical reaction. Los Angeles and the surrounding South Coast Air Basin
(SCAB) is designated by the Environmental Protection Agency (EPA) and the California Air
Resources Board (CARB) as an extreme ozone non-attainment area.35

●

Carbon Monoxide (CO) is a colorless, odorless toxic gas that interferes with the transfer of oxygen
to the brain that is produced by the incomplete combustion of carbon-containing fuels emitted as
vehicle exhaust. The SCAB is designated as an attainment area for carbon monoxide by the EPA.

●

Nitrogen dioxide (NO2) is a yellowish-brown gas that, at high levels, can cause breathing
difficulties. NO2 is formed when nitric oxide (a pollutant from burning processes) combines with
oxygen. Although NO2 concentrations have not exceeded National standards since 1991, NO2
emissions remain a concern because of their contribution to the formation of ozone (O3) and
particulate matter. The SCAB is designated as an attainment area for NO2 by the EPA.

●

Sulfur dioxide (SO2) is a colorless, pungent gas formed primarily by the combustion of sulfurcontaining fossil fuels. Health effects include acute respiratory symptoms and difficulty in
breathing for children. Though SO2 concentrations have been reduced to levels that are well below
State and Federal standards, further reductions in SO2 emissions are desirable since SO2 is a
precursor to sulfate and PM10. The SCAB is designated as an attainment area for SO2 by the EPA.

A non-attainment area refers to a geographic area where the Environmental Protection Agency (EPA) and/or the California Air
Resources Board (CARB) have determined that the air quality standards for the criteria pollutants are not being met.

SECTION 3.3 ● AIR QUALITY IMPACTS

PAGE 56

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

●

PM10 refers to particulate matter less than ten microns in diameter. PM10 particulates cause a
greater health risk than larger-sized particles since fine particles can more easily cause respiratory
irritation. The Federal standards for PM10 have been met in most areas within the SCAB, though
standards were exceeded in portions of Riverside County.

●

PM2.5 refers to particulate matter less than 2.5 microns in diameter. PM2.5 also represents a
significant health risk because particulate matter of this size may be more easily inhaled causing
respiratory irritation. The annual average concentrations of PM2.5 exceeded Federal standards in
some areas of the SCAB. As a result, the SCAB continues to be designated non-attainment for
PM2.5.

Projects in the SCAB generating construction-related emissions that exceed any of the following emissions
thresholds are considered to be significant under CEQA:
●
●
●
●
●
●

75 pounds per day of reactive organic compounds;
100 pounds per day of nitrogen dioxide;
550 pounds per day of carbon monoxide;
150 pounds per day of PM10;
55 pounds per day of PM2.5; or,
150 pounds per day of sulfur oxides.

A project would have a significant effect on air quality if any of the following operational emissions
thresholds for criteria pollutants are exceeded:
●
●
●
●
●
●

55 pounds per day of reactive organic compounds;
55 pounds per day of nitrogen dioxide;
550 pounds per day of carbon monoxide;
150 pounds per day of PM10;
55 pounds per day of PM2.5; or,
150 pounds per day of sulfur oxides.

3.3.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project conflict with or obstruct the implementation of the applicable air quality plan? ●
No Impact.
The City of El Monte is located within the SCAB which covers a 6,600-square-mile area within Orange
County and the non-desert portions of Los Angeles County, Riverside County, and San Bernardino County.
Air quality in the basin is monitored by the SCAQMD at various monitoring stations located throughout
the area.36 The most recent AQMP was adopted in 2012 and was jointly prepared with the CARB and the
Southern California Association of Governments (SCAG).

36

South Coast Air Quality Management District. Final 2012 Air Quality Plan. Adopted 2012.
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The AQMP would aid the SCAQMD to maintain a focus on the air quality impacts of major projects
associated with goods movement, land use, energy efficiency, and other key areas of growth. Key elements
of the 2012 AQMP include enhancements to existing programs to meet the 24-hour PM2.5 Federal health
standard and a proposed plan of action to reduce ground-level ozone. The primary criteria pollutants that
remain non-attainment in the local area include PM2.5 and ozone. Specific criteria for determining a
project’s conformity with the AQMP is defined in Section 12.3 of the SCAQMD’s CEQA Air Quality
Handbook. The Air Quality Handbook refers to the following criteria as a means to determine a project’s
conformity with the AQMP:37
●

Consistency Criteria 1 refers to a proposed project’s potential for resulting in an increase in the
frequency or severity of an existing air quality violation or its potential for contributing to the
continuation of an existing air quality violation.

●

Consistency Criteria 2 refers to a proposed project’s potential for exceeding the assumptions
included in the AQMP or other regional growth projections relevant to the AQMP’s
implementation.

In terms of Criteria 1, the proposed project’s long-term (operational) airborne emissions would be below
levels that the SCAQMD considers as a significant adverse impact (refer to the analysis included in the next
section where the long-term stationary and mobile emissions for the proposed project are summarized in
Tables 3-1 and 3-2). According to the Growth Forecast released by SCAG in conjunction with the Regional
Transportation Plan for 2012-2035, the City of El Monte is projected to have 140,100 residents by 2035.38
The City has a total population of 113,475 according to the 2010 U. S. Census Bureau for the 2010 Census.
The most recent California Department of Finance Estimates indicate the City’s population is 115,774
persons as of January 1, 2015.
The proposed project is anticipated to add approximately 281 residents to the City based upon the number
of units being constructed and the average household size for the City taken from the United States Census
Bureau website (the average household size according to the United States Census Bureau is 3.90 persons
per household). The population increase from the proposed project’s implementation is within the
expected population projection provided by SCAG. Therefore, the proposed project would also conform to
Consistency Criteria 2 since it would not significantly affect any regional population, housing, and
employment projections prepared for the City of El Monte by the Southern California Association of
Governments (SCAG). As a result, the proposed project would not be in conflict with or result in an
obstruction of an applicable air quality plan and no impacts would occur.
B. Would the project violate any air quality standard or contribute substantially to an existing or
projected air quality violation? ● Less than Significant Impact with Mitigation.
The potential construction and operational emissions from the proposed project were estimated using the
computer model CalEEMod (v.2013.2.2) developed for the SCAQMD (the worksheets are included in
37

South Coast Air Quality Management District. CEQA Air Quality Handbook. April 1993.

38

Southern California Association of Governments Regional Transportation Plan 2012-2035, Growth Forecast Appendix. Adopted
April 2012.
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Appendix A). For the purpose of this analysis, 11 months was used. The 11 month time frame represents
the most aggressive and the worst case scenario emissions generated during the construction period.
Construction related activities include grading and site preparation, the construction of the 72 residential
units, and the finishing of the project (paving, painting, and installation of landscaping). As shown in
Table 3-1, the daily construction emissions will not exceed the SCAQMD significance thresholds.
Therefore, the daily construction emissions associated with the proposed project would be less than
significant.
Table 3-1
Estimated Daily Construction Emissions
Construction Phase

ROG

NO2

CO

SO2

PM10

PM2.5

Site Preparation (on-site)

5.26

56.88

42.63

0.03

21.15

12.77

Site Preparation (off-site)

0.08

0.10

1.29

--

0.20

0.05

Total Site Preparation

5.34

56.98

43.92

0.03

21.35

12.82

Grading (on-site)

3.83

40.41

26.67

0.02

8.88

5.50

Grading (off-site)

0.06

0.08

1.07

--

0.16

0.04

Total Grading

3.89

40.49

27.74

0.02

9.04

5.54

Building Construction 2016 (on-site)

3.65

30.02

18.74

0.02

2.11

1.99

Building Construction 2016 (off-site)

0.51

2.10

7.29

0.01

0.99

0.28

Total Building Construction 2016

4.16

32.12

26.03

0.03

3.10

2.27

Building Construction 2017 (on-site)

3.40

28.50

18.50

0.02

1.96

1.84

Building Construction 2017 (off-site)

0.45

1.86

6.63

0.01

0.98

0.28

Total Building Construction 2017

3.85

30.36

25.13

0.03

2.94

2.12

Paving (on-site)

2.10

22.38

14.81

0.02

1.26

1.16

Paving (off-site)

0.06

0.07

0.97

--

0.16

0.04

Total Paving

2.16

22.45

15.78

0.02

1.42

1.20

Architectural Coatings (on-site)

32.15

2.37

1.88

--

0.19

0.19

Architectural Coatings (off-site)

0.06

0.07

0.97

--

0.16

0.04

Total Architectural Coatings

32.21

2.44

2.85

--

0.35

0.23

Maximum Daily Emissions

32.22

56.99

43.92

0.04

9.98

12.82

100

55o

150

150

55

Daily Thresholds

75

Source: California Air Resources Board CalEEMod V.2013.2.2 [computer program].

Long-term emissions refer to those air quality impacts that would occur once the proposed project is
operational and would continue over the operational life of the project. The long-term air quality impacts
associated with the proposed project once it is occupied include mobile emissions associated with vehicular
traffic, on-site emissions related to vehicles idling and starting, and off-site stationary emissions associated
with the generation of energy (natural gas and electrical). The analysis of long-term operational impacts
also used the CalEEMod computer model. The assumptions used in the model relied on those default
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variables that are included in the model. Table 3-2 (shown on the following page), indicates the estimated
operational emissions generated by the proposed project.
Table 3-2
Estimated Operational Emissions in lbs/day
ROG

NO2

CO

SO2

PM10

PM2.5

Area-wide (lbs/day)

20.52

0.54

42.22

0.05

5.53

5.53

Energy (lbs/day)

0.03

0.26

0.11

--

0.02

0.02

Mobile (lbs/day)

1.97

5.73

23.51

0.05

3.81

1.07

Total (lbs/day)

22.53

6.54

65.85

0.11

9.37

6.62

55

55

55o

15o

15o

55

Emission Source

Daily Thresholds

Source: California Air Resources Board CalEEMod [computer program].

While the projected short-term and long-term emissions are below thresholds considered to represent a
significant adverse impact, mitigation has been recommended since the project area is located in a nonattainment area for ozone and particulates. The following measures would be applicable to the proposed
project as a means to mitigate potential construction emissions:
●

All unpaved demolition and construction areas shall be watered during excavation, grading and
construction, and temporary dust covers shall be used to reduce dust emissions and meet SCAQMD
Rule 403. Watering will reduce fugitive dust by as much as 55 percent. The water used in the
control of fugitive dust shall be recycled water.

●

All materials transported off-site shall either be sufficiently watered or securely covered to prevent
excessive amounts of dust and spillage.

●

All clearing, earthmoving, or excavation activities shall be discontinued during periods of high
winds (i.e. greater than 15 mph), so as to prevent excessive amounts of fugitive dust.

●

The Applicant shall ensure that the grading and building contractors must adhere to all pertinent
provisions of Rule 403 pertaining to the generation of fugitive dust during grading and/or the use
of equipment on unpaved surfaces. The contractors will be responsible for being familiar with, and
implementing any pertinent best available control measures.

The aforementioned mitigation would reduce the potential impacts to levels that are less than significant.
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C. Would the project result in a cumulatively considerable net increase of any criteria pollutant for
which the project region is in non-attainment under an applicable Federal or State ambient air
quality standard (including releasing emissions which exceed quantitative thresholds for ozone
precursors)? ● Less than Significant Impact.
As indicated in the previous section, the proposed project would result in short-term (construction-related)
impacts and long-term (operational) impacts. The potential long-term (operational) and short-term
(construction) emissions associated with the proposed project are compared to the SCAQMD's daily
emissions thresholds in Tables 3-1 and 3-2, respectively. As indicated in these tables, the short-term and
long-term emissions would not exceed the SCAQMD's daily thresholds of significance. The proposed
project would contribute incrementally to the SCAB’s current non-attainment status in the absence of
mitigation. The SCAB is currently non-attainment for ozone, PM10, and PM2.5.
The major local sources for long-term emissions associated with the occupancy of the proposed project
would be associated with vehicle trips to and from the residences. While the proposed project would result
in additional vehicle trips, there would be a regional benefit in terms of a reduction in vehicle miles
traveled (VMT) because it is an infill project that is consistent with the regional and the State’s sustainable
growth objectives. Finally, the proposed project would not exceed these adopted projections used in the
preparation of the Regional Transportation Plan (refer to the discussion included in Subsection 3.3.2.A).
The potential cumulative air quality impacts are deemed to be less than significant.
D. Would the project expose sensitive receptors to substantial pollutant concentrations? ● Less than
Significant Impact.
Sensitive receptors refer to land uses and/or activities that are especially sensitive to poor air quality and
typically include homes, schools, playgrounds, hospitals, convalescent homes, and other facilities where
children or the elderly may congregate.39 These population groups are generally more sensitive to poor air
quality. As indicated previously, the nearest sensitive receptors to the project site are the residential units
that abut the project site along the east side.40 The location and extent of the aforementioned sensitive
receptors are shown in Exhibit 3-2.
The SCAQMD requires that CEQA air quality analyses indicate whether a proposed project will result in an
exceedance of localized emissions thresholds or LSTs. LSTs only apply to short-term (construction) and
long-term (operational) emissions at a fixed location and do not include off-site or area-wide emissions.
The approach used in the analysis of the proposed project utilized a number of screening tables that
identified maximum allowable emissions (in pounds per day) at a specified distance to a receptor. The
pollutants that are the focus of the LST analysis include the conversion of NOx to NO2; carbon monoxide
(CO) emissions from construction and operations; PM10 emissions from construction and operations; and
PM2.5 emissions from construction and operations.41

39

South Coast Air Quality Management District. CEQA Air Quality Handbook, Appendix 9. 2004 (as amended).

40

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.

41

South Coast Air Quality Management District. Final Localized Significance Threshold Methodology. Revised 2008.
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Project Site

Sensitive Receptors –
Residential Uses
Sensitive Receptors –
Non Residential Uses
Non-Sensitive
Receptors

EXHIBIT 3-2
SENSITIVE RECEPTORS
Source: Blodgett/Baylosis Environmental Planning
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The use of the “look-up tables” is permitted since each of the construction phases will involve the
disturbance of less than five acres of land area. As indicated in Table 3-3, the proposed project will not
exceed any LSTs based on the information included in the Mass Rate LST Look-up Tables provided by the
SCAQMD. For purposes of the LST analysis, the receptor distance used was 25 meters. As indicated in the
table, the proposed project will exceed the LSTs for both operational PM10 and PM2.5 based on the
information included in the Mass Rate LST Look-up Tables. When broken down into Area, Energy, and
Mobile PM Emissions, area source emissions are the only aforementioned source that will produce
emissions exceeding LSTs (refer to Appendix A for the computer worksheets). According to the AQMD,
area emissions are generated from hearths, consumer products, architectural coatings, and landscape
equipment.42 The use of area sources will vary between the individual units and the emissions below
represent the worst case scenario, or the simultaneous use of area sources (fireplaces, over the counter
cleaning products, and landscape equipment) by multiple units. PM emissions generated from mobile
sources will not exceed LSTs under normal circumstances.
Table 3-3
Local Significance Thresholds Exceedance SRA 9
Emissions

Project Emissions
(lbs/day)

Type

Allowable Emissions Threshold (lbs/day) and a
Specified Distance from Receptor (in meters)
25

5o

100

200

500

NO2

56.99

Construction

203

227

286

368

584

NO2

6.54

Operations

203

227

286

368

584

CO

43.92

Construction

733

2,299

3,689

7,600

25,558

CO

65.85

Operations

733

2,299

3,689

7,600

25,558

PM10

9.37

Operations

4

11

16

26

55

PM10

24.31/12.15*

Construction

14

43

63

105

229

PM2.5

6.62

Operations

2

3

5

9

28

PM2.5

14.95/6.41*

Construction

8

11

17

35

116

Source: South Coast Air Quality Management District. Final Localized Significance Threshold Methodology. June 2003. * Note:
Second number denotes emissions after the use of watering. Watering can control and reduce fugitive dust as much as 55%.

Most vehicles generate carbon monoxide (CO) as part of the tail-pipe emissions and high concentrations of
CO along busy roadways and congested intersections are a concern. The areas surrounding the most
congested intersections are often found to contain high levels of CO that exceed applicable standards.
These areas of high CO concentration are referred to as hot-spots. Two variables influence the creation of a
hot-spot and these variables include traffic volumes and traffic congestion. Typically, a hot-spot may occur
near an intersection that is experiencing severe congestion (a LOS E or LOS F).
The SCAQMD stated in its CEQA Handbook that a CO hotspot would not likely develop at an intersection
operating at LOS C or better. Since the Handbook was written, there have been new CO emissions controls
42

Air Quality Management District. CalEEMod Appendix A, Calculation Details for CalEEMod. http://www.aqmd.gov/docs/defaultsource/caleemod/caleemod-appendixa.pdf
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added to vehicles and reformulated fuels are now sold in the SCAB. These new automobile emissions
controls, along with the reformulated fuels, have resulted in a lowering of both ambient CO concentrations
and vehicle emissions. When considering the traffic generated by the existing use, the net increase in
traffic will be 418 daily trip ends, 32 AM peak hour trips, and 37 PM peak hour trips. This additional peak
hour traffic will not result in any significant impact on any local intersection’s level of service (LOS E or F).
In addition, project-generated traffic will not result in the creation of a carbon monoxide hot-spot. As a
result, the impacts are expected to be less than significant.
E. Would the project create objectionable odors affecting a substantial number of people? ● Less than
Significant Impact with Mitigation.
The SCAQMD has identified land uses that are typically associated with odor complaints. These uses
include activities involving livestock, rendering, and businesses involved in fiberglass molding.43 In
addition, construction activities may involve the use of diesel equipment which may result in odors. As a
result, the following measure is required:
●

To ensure that odors from diesel equipment are kept to a minimum, the project Contractors shall
ensure that all diesel trucks and equipment are not left to idle for longer than five minutes.

Adherence to the recommendation will reduce impacts to levels that are less than significant.

3.3.3 CUMULATIVE IMPACTS
The proposed project’s implementation would not result in any new exceedance of air pollution standards
nor contribute significantly to an existing air quality violation. Furthermore, the analysis determined that
the implementation of the proposed project would not result in any significant adverse air quality impacts.
As a result, no significant adverse cumulative impacts would occur.

3.3.4 MITIGATION MEASURES
As indicated previously, the proposed project would not result in any significant adverse operational air
quality impacts. However, the following mitigation measures would be effective in further reducing
potential air emissions related to construction activities:
Mitigation Measure No. 3 (Air Quality Impacts). All unpaved demolition and construction areas shall
be watered during excavation, grading and construction, and temporary dust covers shall be used to
reduce dust emissions and meet SCAQMD Rule 403. Watering will reduce fugitive dust by as much as
55 percent. The water used in the control of fugitive dust shall be recycled water.
Mitigation Measure No. 4 (Air Quality Impacts). All materials transported off-site shall either be
sufficiently watered or securely covered to prevent excessive amounts of dust and spillage.

43

South Coast Air Quality Management District. CEQA Air Quality Handbook, Appendix 9. 2004 (as amended).
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Mitigation Measure No. 5 (Air Quality Impacts). All clearing, earthmoving, or excavation activities
shall be discontinued during periods of high winds (i.e. greater than 15 mph), so as to prevent
excessive amounts of fugitive dust.
Mitigation Measure No. 6 (Air Quality Impacts). The Applicant shall ensure that the grading and
building contractors must adhere to all pertinent provisions of Rule 403 pertaining to the generation
of fugitive dust during grading and/or the use of equipment on unpaved surfaces. The contractors will
be responsible for being familiar with, and implementing any pertinent best available control
measures.
Mitigation Measure No. 7 (Air Quality Impacts). To ensure that odors from diesel equipment are kept
to a minimum, the project Contractors shall ensure that all diesel trucks and equipment are not left to
idle for longer than five minutes.
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3.4 BIOLOGICAL RESOURCES IMPACTS
3.4.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on
biological resources if it results in any of the following:
●

A substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive or special status species in local or regional plans, policies, or
regulations, or by the State Department of Fish and Wildlife or the U.S. Fish and Wildlife Service;

●

A substantial adverse effect on any riparian habitat or other sensitive natural plant community
identified in local or regional plans, policies, regulations, or by the State Department of Fish and
Wildlife or the U.S. Fish and Wildlife Service;

●

A substantial adverse effect on Federally protected wetlands as defined by Section 404 of the Clean
Water Act through direct removal, filling, hydrological interruption, or other means;

●

A substantial interference with the movement of any native resident or migratory fish or wildlife
species or with established native resident or migratory life corridors, or impede the use of native
wildlife nursery sites;

●

A conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance; or,

●

A conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, or State habitat conservation plan.

3.4.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project have a substantial adverse effect, either directly or through habitat modifications,
on any species identified as a candidate, sensitive, or special status species in local or regional plans,
policies, or regulations, or by the California Department of Fish and Wildlife or U.S. Fish and
Wildlife Service? ● No Impact.
A review of the California Department of Fish and Wildlife California Natural Biodiversity Database
(CNDDB) Bios Viewer indicated that there are six threatened or endangered species located within the El
Monte Quadrangle.44 These species the Southwestern Willow Flycatcher, Least Bell’s Vireo, Light-footed
Clapper Rail, the Willow Flycatcher, Western Yellow-Billed Cuckoo, and Nevins Barberry.45 The EIR
prepared for the City’s General Plan does not identify any protected species within the vicinity of the
project site. In addition, the project site contains no natural marsh/riparian habitat and the project site is

44

California Department of Fish and Wildlife. Bios Viewer. https://map.dfg.ca.gov/bios/?tool=cnddbQuick

45

Ibid.
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surrounded by development.46 As indicated previously, the site is currently vacant and is covered over in
barren earth, ruderal vegetation, piles of concrete, gravel, debris, rocks, garbage, and sand. The site was
formerly occupied and has been disturbed to accommodate the previous use, thus altering the native
landscape and eliminating any habitat that could support the aforementioned special status species.
Furthermore, the site is not conducive for the survival and occupation of burrowing owl populations
because the site is located in the midst of a disturbed property area with no natural open space remaining.
A deteriorated concrete driveway extends within the site’s eastern segment that connects to Rowland
Avenue. The aforementioned conditions further reduce the likelihood of encountering special status
species. As a result, no impacts are anticipated to occur.
B. Would the project have a substantial adverse effect on any riparian habitat or other sensitive natural
community identified in local or regional plans, policies, regulations, or by the California
Department of Fish and Wildlife or U.S. Fish and Wildlife Service? ● No Impact.
The project site is located in the midst of an urban area and there are no natural areas of open space
remaining in the vicinity of the project site. A review of the U.S. Fish and Wildlife Service National
Wetlands Inventory, Wetlands Mapper indicated that there is no riparian habitat present on-site.47 In
addition, there are no designated natural channels located within, or in the vicinity of the project site (refer
to Exhibit 3-3). Eaton Wash that extends along the project site’s east side is concrete-lined. As a result, no
impacts on natural or riparian habitats would result from the proposed project’s implementation.
C. Would the project have a substantial adverse effect on federally protected wetlands as defined by
Section 404 of the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.)
through direct removal, filling, hydrological interruption, or other means? ● No Impact.
According to the U.S. Fish and Wildlife Service National Wetlands Inventory, there are no wetlands located
within the project site; however, the adjacent Eaton Wash is classified as a Riverine habitat, which includes
all wetlands and deepwater habitats contained in natural or artificial channels.48 The Eaton Wash at this
location is fully channelized. Further review of the National Wetlands Inventory affirmed that the Eaton
Wash “lies within a basin or channel that have been dug, gouged, blasted, or suctioned through artificial
means by man”.49 The project site and surrounding areas underwent extensive disturbance in order to
accommodate the Eaton Wash, consequently removing any native habitat that existed prior to the area’s
development. In addition, the proposed development will be restricted to the project site and will not
remove, fill, or disturb the Eaton Wash, which is separated from the project site by a trail and fence. As a
result, the implementation of the proposed project would not result in any impact on any protected
wetland area.

46

47

48

49

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.
U.S. Fish and Wildlife Service. National Wetlands Inventory. Wetlands Mapper.
http://www.fws.gov/wetlands/data/mapper.HTML
U.S. Fish and Wildlife Service. National Wetlands Inventory. http://107.20.228.18/decoders/wetlands.aspx
U.S. Fish and Wildlife Service. National Wetlands Inventory. Wetlands Code Interpreter.
http://107.20.228.18/decoders/wetlands.aspx
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D. Would the project interfere substantially with the movement of any native resident or migratory fish
or wildlife species or with established native resident or migratory life corridors, or impede the use of
native wildlife nursery sites? ● No Impact.
The Los Angeles County Department of Regional Planning defines a wildlife corridor as:
“Areas of open space of sufficient width to permit larger, more mobile species (such as foxes,
bobcats and coyote) to pass between larger areas of open space, or to disperse from one major
open space region to another are referred to as “wildlife corridors.” Such areas generally are
several hundred feet wide, unobstructed, and usually possess cover, food, and water.”50
The site is located to the north of a heavily traveled arterial route (Valley Boulevard) and is exposed to
noise generated from vehicular traffic. As indicated earlier, the project site is located in the midst of an
urban area and there are no natural bodies of water located in the vicinity of the project site. The
aforementioned conditions restrict the site’s utility as a migration corridor because the site lacks adequate
suitable habitat for migratory species. As a result, no impacts are anticipated.
E. Would the project conflict with any local policies or ordinances protecting biological resources, such
as a tree preservation policy or ordinance? ● Less than Significant Impact.
Title 14 (Sustainable Development) Chapter 14.03 Tree Protection and Preservation of the City of El Monte
municipal code serves as the City’s “Tree Ordinance.” The demolition activities would be required to
conform to pertinent sections of the City’s Tree Preservation Ordinance, which calls for a replacement ratio
of 2:1 (two trees must be placed for every one tree that is removed). A minimum of two, 36-inch box trees
must be planted on the project site or adjacent to the public right-of-way.51 There are a total of three trees
located on-site that will need to be removed in order to accommodate the proposed project. The trees
present on-site are those typically found in an urban setting (including one palm tree located in the eastern
segment of the project site). In addition, there are no heritage trees, native trees, or protected trees located
within the project site.52 The Applicant also intends to install approximately 28,677 square feet of open
space, thus compensating for the removal of the site’s existing trees, shrubs, and other vegetation. As a
result, the impacts are considered to be less than significant.
F. Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural
Community Conservation Plan, or other approved local, regional, or State habitat conservation
plan? ● No Impact.
The proposed project will not impact an adopted or approved local, regional, or State habitat conservation
plan because the proposed project is located in the midst of an urban area.

50

Los Angeles County Department of Regional Planning. Significant Ecological Areas.
http://planning.lacounty.gov/sea/local_and_site_specific_habitat_linkages_and_wildlife_corridors

51

City of El Monte Municipal Code. Title 14, Chapter 14.03-Tree Protection and Preservation, Code 14.03.090-Tree replacement
policy.

52

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.
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Project Site

EXHIBIT 3-3
LAND COVER AROUND THE PROJECT SITE
Source: United States Geological Survey
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In addition, the closest County designated Significant Ecological Area (SEA) to the project site is the
Whittier Narrows Dam County Recreation Area (SEA #42), located approximately 2.43 miles to the
south.53 The proposed project will be restricted to the project site and will not impact the aforementioned
SEA. As a result, no impacts are anticipated to occur with the implementation of the proposed project.

3.4.3 CUMULATIVE IMPACTS
The impacts on biological resources are typically site specific. The proposed project would not involve any
loss of protected habitat since no such habitat is found within the project site’s boundaries. As a result, no
cumulative impacts on biological resources would be associated with the proposed project’s
implementation.

3.4.4 MITIGATION MEASURES
The analysis indicated that the implementation of the proposed project would not result in any impacts on
biological resources. As a result, mitigation is not required at this time.

53

Google Earth. Site accessed May 15, 2015
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3.5 CULTURAL RESOURCES IMPACTS
3.5.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project would normally have a significant adverse impact on cultural
resources if it results in any of the following:
●

A substantial adverse change in the significance of a historical resource as defined in §15064.5 of
the State CEQA Guidelines;

●

A substantial adverse change in the significance of an archaeological resource pursuant to
§15064.5 of the State CEQA Guidelines;

●

The destruction of a unique paleontological resource, site, or unique geologic feature; or,

●

The disturbance of any human remains, including those interred outside of formal cemeteries.

3.5.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project cause a substantial adverse change in the significance of a historical resource as
defined in §15064.5 of the State CEQA Guidelines? ● No Impact.
Historic structures and sites are defined by local, State, and Federal criteria. A site or structure may be
historically significant if it is locally protected through a local general plan or historic preservation
ordinance. A site or structure may also be historically significant according to State or Federal criteria
even if the locality does not recognize such significance. The State, through the State Historic Preservation
Office (SHPO), maintains an inventory of those sites and structures that are considered to be historically
significant. Finally, the U. S. Department of Interior has established specific Federal guidelines and
criteria that indicate the manner in which a site, structure or district is to be defined as having historic
significance and in the determination of its eligibility for listing on the National Register of Historic
Places.54 To be considered eligible for the National Register, a property’s significance may be determined if
the property is associated with events, activities, or developments that were important in the past, with the
lives of people who were important in the past, or represents significant architectural, landscape, or
engineering elements. Specific criteria include the following:

54

●

Districts, sites, buildings, structures, and objects that are associated with the lives of significant
persons in or past;

●

Districts, sites, buildings, structures, and objects that embody the distinctive characteristics of a
type, period, or method of construction, or that represent the work of a master, or that possess
high artistic values, or that represent a significant and distinguishable entity whose components
may lack individual distinction; or,

U. S. Department of the Interior, National Park Service. National Register of Historic Places. http://nrhp.focus.nps.gov. 2010.
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●

Districts, sites, buildings, structures, and objects that have yielded or may be likely to yield,
information important in history or prehistory.

Ordinarily, properties that have achieved significance within the past 50 years are not considered eligible
for the National Register. However, such properties will qualify if they are integral parts of districts that
do meet the criteria or if they fall within the following categories:
●

A religious property deriving primary significance from architectural or artistic distinction or
historical importance;

●

Districts, sites, buildings, structures, and objects that are associated with events that have made a
significant contribution to the broad patterns of our history;

●

A building or structure removed from its original location that is significant for architectural value,
or which is the surviving structure is associated with a historic person or event;

●

A birthplace or grave of a historical figure of outstanding importance if there is no appropriate site
or building associated with his or her productive life;

●

A cemetery that derives its primary importance from graves of persons of transcendent
importance, from age, from distinctive design features, or from association with historic events;

●

A reconstructed building when accurately executed in a suitable environment and presented in a
dignified manner as part of a restoration master plan, and when no other building or structure
with the same association has survived;

●

A property primarily commemorative in intent if design, age, tradition, or symbolic value has
invested it with its own exceptional significance; or,

●

A property achieving significance within the past 50 years if it is of exceptional importance.55

A search of the California Office of Historic Preservation online list of California Historical Landmarks
yielded the following State-designated landmarks in the City:
●

55

California Register of Historical Resources No. 975 - El Monte First Southern California
Settlement by Immigrants from the United States. This settlement was located on the banks of
the San Gabriel River and it played a significant role in California's early pioneer history and was
initially an encampment along the Old Spanish Trail, an extension of the trail from Missouri to
Santa Fe. The State of California designated the Santa Fe Trail Historic Park as a Historical
Landmark in 1989.

U. S. Department of the Interior, National Park Service. National Register of Historic Places. http://nrhp.focus.nps.gov. 2010
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●

California Point of Historical Interest No. LAN-047 – Old El Monte Jail, Pioneer Park. The El
Monte Jail was constructed by William Dodson and donated to the town in 1880. The original jail
was a one room wooden structure and was utilized as a jail until 1922.56

A review of the City’s Cultural Resources Element was conducted to ensure that the development of the
project site does not conflict with any of the goals and policies established in the General Plan. The project
site is identified as having any historical significance. The site is currently vacant and does not contain
any structures that meet the aforementioned criteria. In addition, the site is not listed in the State
registrar.57 A review of the U.S. National Park Service’s National Register of Historic Places indicated that
there are no Federally recognized historic structures located within the project site.58 As a result, no
impacts on historic resources are anticipated to occur.
B. Would the project cause a substantial adverse change in the significance of an archaeological
resource pursuant to §15064.5 of the State CEQA Guidelines? ● Less than Significant Impact with
Mitigation.
The San Gabriel Valley (and the greater Los Angeles Basin) was previously inhabited by the GabrielinoTongva people, named after the San Gabriel Mission.59 The Gabrielino-Tongva tribe has lived in this
region for around 7,000 years.60 Prior to Spanish contact, approximately 5,000 Gabrielino-Tongva people
lived in villages throughout the Los Angeles Basin.61 Villages were typically located near major rivers such
as the San Gabriel River, Rio Hondo River, or Los Angeles River. As indicated previously, the project site
is located adjacent to the Eaton Wash. The Eaton Wash was formerly known as Rubio Wash, which was a
major trading route for the Gabrielino people.62 Since then the wash was channelized and the area was
disturbed to facilitate the existing and previous development. In addition, the northwestern portion of the
project site was previously occupied by a building as recently as 2007.63 Even though the project site has
been disturbed to accommodate the former development, the following mitigation is required due to the
site’s proximity to the Eaton (Rubio) Wash and the area’s high sensitivity for archeological resources:
●

The project Applicant will be required to obtain the services of a qualified Native American
Monitor during construction-related ground disturbance activities. Ground disturbance is defined
by the Tribal Representatives from the Gabrielino Band of Mission Indians, Kizh Nation as
activities that include, but are not limited to, pavement removal, pot-holing or auguring, boring,

56

California Office of Historic Preservation. California Historical Resources.
http://ohp.parks.ca.gov/ListedResources/?view=county&criteria=19

57

Ibid.

58

United States Department of the Interior. National Register of Historic Places.
http://nrhp.focus.nps.gov/natreghome.do?searchtype=natreghome

59

Tongva People of Sunland-Tujunga. Introduction. http://www.lausd.k12.ca.us/Verdugo_HS/classes/multimedia/intro.html

60

Ibid.

61

Rancho Santa Ana Botanical Garden. Tongva Village Site. http://www.rsabg.org/tongva-village-site-1

62

Phone call with the City of El Monte and representatives of the Gabrielino tribe. Phone call dated September 3, 2015.

63

Google Earth. Site accessed April 16, 2015.
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grading, excavation, and trenching, within the project area. The monitor(s) must be approved by
the tribal representatives and will be present on-site during the construction phases that involve
any ground disturbing activities. The Native American Monitor will complete monitoring logs on a
daily basis. The logs will provide descriptions of the daily activities, including construction
activities, locations, soil, and any cultural materials identified. The Monitor will photo-document
the ground disturbing activities. The monitors must also have Hazardous Waste Operations and
Emergency Response (HAZWOPER) certification. In addition, the monitors will be required to
provide insurance certificates, including liability insurance, to the an archaeological resource(s)
are encountered during grading and excavation activities, pertinent provisions outlined in the
California Environmental Quality Act, California Public Resources Code Division 13, Section
21083.2 (a) through (k) shall apply. The on-site monitoring shall end when the project site
grading and excavation activities are completed.
Adherence to the required mitigation will reduce potential impacts to levels that are less than significant.
C. Would the project directly or indirectly destroy a unique paleontological resource, site, or unique
geologic feature? ● Less than Significant Impact.
As stated in Section 3.5.2.B, the project site is located in an area that has been significantly altered by
previous construction activities. In addition, a portion of the project site was developed until 2007. As a
result, the likelihood of discovering a unique paleontological resource, site, or unique geological feature is
considered to be low. Therefore, the impacts are expected to be less than significant.
D. Would the project disturb any human remains, including those interred outside of formal cemeteries?
● Less than Significant Impact.
The closest cemetery to the project site is Savannah Memorial Park, located approximately 0.65 miles to
the west at 9263 Valley Boulevard in the neighboring City of Rosemead.64 The proposed project will be
confined to the project site and will not affect Savannah Memorial Park. However, should human remains
be uncovered during grading activities, the Applicant will need to follow the protocols set forth in Section
15064.5 (e)(1) of the CEQA Guidelines and Health and Safety Code Section 7050.5, subdivision (c).
Adherence to above-mentioned codes and guidelines will reduce impacts to levels that are less than
significant. As a result, the potential impacts will be less than significant.

3.5.3 CUMULATIVE IMPACTS
The potential environmental impacts related to cultural resources are site specific. Furthermore, the
analysis herein also determined that the proposed project would not result in any impacts on cultural
resources. As a result, no cumulative impacts will occur as part of the proposed project’s implementation.

64

Google Earth. Site accessed April 16, 2015.
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3.5.4 MITIGATION MEASURES
The analysis of potential cultural resources impacts indicated that the proposed project could potentially
impact an archaeological or paleontological resource. Therefore, the following measures have been
provided to reduce potential impacts to levels that are less than significant:
Mitigation Measure No. 8 (Cultural Resource Impacts). The project Applicant will be required to
obtain the services of a qualified Native American Monitor during construction-related ground
disturbance activities. Ground disturbance is defined by the Tribal Representatives from the
Gabrielino Band of Mission Indians, Kizh Nation as activities that include, but are not limited to,
pavement removal, pot-holing or auguring, boring, grading, excavation, and trenching, within the
project area. The monitor(s) must be approved by the tribal representatives and will be present on-site
during the construction phases that involve any ground disturbing activities. The Native American
Monitor will complete monitoring logs on a daily basis. The logs will provide descriptions of the daily
activities, including construction activities, locations, soil, and any cultural materials identified. The
Monitor will photo-document the ground disturbing activities. The monitors must also have
Hazardous Waste Operations and Emergency Response (HAZWOPER) certification. In addition, the
monitors will be required to provide insurance certificates, including liability insurance, to the an
archaeological resource(s) are encountered during grading and excavation activities, pertinent
provisions outlined in the California Environmental Quality Act, California Public Resources Code
Division 13, Section 21083.2 (a) through (k) shall apply. The on-site monitoring shall end when the
project site grading and excavation activities are completed.
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3.6 GEOLOGY & SOILS IMPACTS
3.6.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on the
environment if it results in the following:
●

The exposure of people or structures to potential substantial adverse effects, including the risk of
loss, injury, or death involving rupture of a known earthquake fault (as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or
based on other substantial evidence of a known fault), ground-shaking, liquefaction, or landslides;

●

Substantial soil erosion resulting in the loss of topsoil;

●

The exposure of people or structures to potential substantial adverse effects, including location on
a geologic unit or a soil that is unstable, or that would become unstable as a result of the project,
and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction, or
collapse;

●

Locating a project on an expansive soil, as defined in the California Building Code (2012), creating
substantial risks to life or property; or,

●

Locating a project in, or exposing people to potential impacts, including soils incapable of
adequately supporting the use of septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater.

3.6.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project expose people or structures to potential substantial adverse effects, including the
risk of loss, injury, or death involving rupture of a known earthquake fault (as delineated on the most
recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist for the area or
based on other substantial evidence of a known fault), ground–shaking, liquefaction, or landslides? ●
Less than Significant Impact with Mitigation.
The City of El Monte is located in a seismically active region as is the entire Los Angeles Basin. Many
major and minor local faults traverse the entire Southern California region, posing a threat to millions of
residents including those who reside in the City. Earthquakes from several active and potentially active
faults in the Southern California region could affect the proposed project site. In 1972, the Alquist-Priolo
Earthquake Zoning Act was passed in response to the damage sustained in the 1971 San Fernando
Earthquake.65 The Alquist-Priolo Earthquake Fault Zoning Act's main purpose is to prevent the
construction of buildings used for human occupancy on the surface trace of active faults.66 A list of cities

65

66

California Department of Conservation. What is the Alquist-Priolo Act http://www.conservation.ca.gov /cgs/rghm/ap/
Pages/main.aspx
Ibid.
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and counties subject to the Alquist-Priolo Earthquake Fault Zones is available on the State’s Department of
Conservation website. The City of El Monte is not on the list.67 Since the City is not located within an area
designated as an Alquist-Priolo Special Studies Zone, there are no known fault rupture hazards that are
anticipated to impact the project site.
The Montebello Hills Blind Thrust Fault, a segment of the Whittier Fault, is located just south of the City
(refer to Exhibit 3-4). This fault produced the 5.9 magnitude Whittier Narrows earthquake. The Puente
Hills Fault was discovered in 1999. A 2003 study led by the Southern California Earthquake Center
(SCEC) researchers found that this fault had ruptured at least four times in the last 11,000 years, with
magnitudes ranging from 7.2 to 7.5. This fault is a blind thrust fault that extends from the Puente Hills
into downtown Los Angeles. This blind thrust fault is located deep below the ground surface and, as a
result, no surface expression from previous earthquakes is evident. An earthquake associated with the
Puente Hills Fault would potentially generate strong ground-shaking in the project area. Ground-shaking
is the motion felt on the Earth’s surface caused by seismic waves generated by the earthquakes, with the
damage from ground-shaking being more severe near the epicenter of the earthquake. In order to combat
the potential effects of ground-shaking, new structures would be constructed to meet the current building
codes and, as a result, the impacts would be less than significant.
The project site is located in an area that is also subject to liquefaction (refer to Exhibit 3-5). According to
the United States Geological Survey, liquefaction is the process by which water-saturated sediment
temporarily loses strength and acts as a fluid. Essentially, liquefaction is the process by which the ground
soil loses strength due to an increase in water pressure following an earthquake. Local jurisdictions are
required by California law to implement the Seismic Hazard Mapping Act, which requires that sites within
"Zones of Required Investigation" be investigated for liquefaction before structures for human occupancy
are constructed. In addition, adherence to the most recent City and State building codes governing seismic
safety and structural design as well as the performance standards outlined in the Seismic Hazard Mapping
Act would reduce the potential impacts to levels that are less than significant. The following mitigation has
been included and was taken from the Seismic Hazards Mapping Sheet provided on the California
Department of Conservation website:
●

The proposed project will be required to undergo a structural engineering study in subsequent
phases of building design to take into account the liquefaction potential pursuant to the
requirements of the California Geological Survey.

Lastly, the project site is not subject to the risk of landslides (refer to Exhibit 3-5) since there are no hills or
mountains located in the vicinity of the project site. As a result, the potential impacts are expected to be
less than significant with adherence to the most recent California Building Codes and the mitigation
provided above.

67

California Department of Conservation. Table 4, Cities and Counties Affected by Alquist Priolo Earthquake Fault Zones as of
January 2010. http://www.conservation.ca.gov/cgs/rghm/ap/Pages/affected.aspx
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Project Site

Montebello Hills Blind Thrust Fault

EXHIBIT 3-4
REGIONAL FAULT MAP
Source: United States Geological Survey
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Project Site

Potential Liquefaction Risk

Potential Landslide Risk

EXHIBIT 3-5
LIQUEFACTION POTENTIAL
Source: California Geological Survey
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B. Would the project expose people or structures to potential substantial adverse effects, including
substantial soil erosion or the loss of topsoil? ● Less than Significant Impact.
According to the soil maps prepared for Los Angeles County by the United States Department of
Agriculture, the project site is underlain with soils of the Hanford association. The United States
Department of Agriculture classifies soils based on their limitations or hazard risk. The Hanford soils
association was placed into Class II, which are soils described as having some development limitations.68
Hanford soils are at a slight risk for erosion. In addition, Hanford soils are described as being used almost
exclusively for residential and industrial development, as evident by the current level of urbanization
present within the surrounding areas.69 As a result, the potential impacts will be less than significant.
C. Would the project expose people or structures to potential substantial adverse effects, including
location on a geologic unit or a soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction,
or collapse? ● Less than Significant Impact.
As noted in the previous subsection, soils of the Hanford association underlie the project site and
immediate area. According to the United States Department of Agriculture, Hanford soils are used almost
exclusively for residential and industrial development.70 The surrounding area is relatively level and is at
no risk for landslides (refer to Exhibit 3-5). The potential for lateral spreading, subsidence, and collapse
are non-existent due to the nature of the soils that underlie the project site. Lateral spreading is not
anticipated to occur because prior development has compressed the native soils that underlie the project
site, thus altering their native characteristics. In addition, the project site is not prone to subsidence
because subsidence occurs via soil shrinkage and is triggered by a significant reduction in an underlying
groundwater table.71 The soils that underlie the project site are not prone to shrinking and swelling (refer
to section 3.6.2.D), thus no impacts related to unstable soils and subsidence are expected. Furthermore,
the construction of the proposed project is not anticipated to uncover or drain any underlying groundwater
table. The site is located in an area that is subject to liquefaction. Since the project site is located within a
liquefaction zone, mitigation has been provided in Subsection 3.6.2.A as a means to reduce potential
impacts to levels that are less than significant.
D. Would the project result in or expose people to potential impacts, including location on expansive
soil, as defined in Uniform Building Code (2012) creating substantial risks to life or property? ● No
Impact.
The soils that underlie the proposed project site belong to the Hanford soils association. Shrinking and
swelling is influenced by the amount of clay present in the underlying soils.72 Clay is not present in the
68

69

United States Department of Agriculture, Soil Conservation Service. Report and General Soil Map, Los Angeles County, California.
Revised 1969.
Ibid.

70

Ibid.

71

Subsidence Support. What Causes House Subsidence? http://www.subsidencesupport.co.uk/what-causes-subsidence.html

72

Natural Resources Conservation Service Arizona. Soil Properties Shrink/Swell Potential.
http://www.nrcs.usda.gov/wps/portal/nrcs/detailfull/az/soils/?cid=nrcs144p2_065083
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composition of Hanford soils.73 The Hanford soils association was placed into Class II, which are soils
described as having some development limitations.74 In addition, Hanford soils are described as being
used almost exclusively for residential and industrial development, as evident by the current level of
urbanization present within the surrounding areas.75 As a result, no impacts related to expansive soils are
anticipated.
E.

Would the project result in or expose people to potential impacts, including soils incapable of
adequately supporting the use of septic tanks or alternative wastewater disposal systems where
sewers are not available for the disposal of wastewater? ● No Impact.

The proposed project will not utilize septic tanks. The proposed project will connect to the City’s sanitary
sewer system. As a result, no impacts associated with the use of septic tanks will occur as part of the
proposed project’s implementation.

3.6.3 CUMULATIVE IMPACTS
The potential cumulative impacts related to earth and geology is site specific. Since the proposed project is
located in an area that is subject to liquefaction, mitigation measures have been provided to mitigate
potential impacts to levels that are less than significant.

3.6.4 MITIGATION MEASURES
The analysis indicated that the proposed project is located in an area of potential liquefaction. As a result,
the following mitigation is required:
Mitigation Measure No. 9 (Geology & Soils Impacts). The proposed project will be required to
undergo a structural engineering study in subsequent phases of building design to take into account
the liquefaction potential pursuant to the requirements of the California Geological Survey.

73

United States Department of Agriculture Soil Conservation Service. Report and General Soil Map Los Angeles County, California.
Revised 1969.

74

Ibid.

75

Ibid.
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3.7 GREENHOUSE GAS EMISSIONS IMPACTS
3.7.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on
greenhouse gas emissions if it results in any of the following:
●

The generation of greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment; and,

●

The potential for conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing emissions of greenhouse gases.

3.7.2 ENVIRONMENTAL ANALYSIS
A.

Would the project generate greenhouse gas emissions, either directly or indirectly, that may have a
significant impact on the environment? ● Less than Significant Impact.

The State of California requires CEQA documents to include an evaluation of greenhouse gas (GHG)
emissions or gases that trap heat in the atmosphere. GHG are emitted by both natural processes and
human activities. Examples of GHG that are produced by both natural and industrial processes include
carbon dioxide (CO2), methane (CH4), and nitrous oxide (N2O). The accumulation of GHG in the
atmosphere regulates the earth's temperature. Without these natural GHG, the Earth's surface would be
about 61°F cooler.76 However, emissions from fossil fuel combustion have elevated the concentrations of
GHG in the atmosphere to above natural levels.
Scientific evidence indicates there is a correlation between increasing global temperatures/climate change
over the past century and human induced levels of GHG. These and other environmental changes have
potentially negative environmental, economic, and social consequences around the globe. GHG differ
from criteria or toxic air pollutants in that the GHG emissions do not cause direct adverse human health
effects. Rather, the direct environmental effect of GHG emissions is the increase in global temperatures,
which in turn has numerous impacts on the environment and humans. For example, some observed
changes to include shrinking glaciers, thawing permafrost, later freezing and earlier break-up of ice on
rivers and lakes, a lengthened growing season, shifts in plant and animal ranges, and earlier flowering of
trees. Other, longer term environmental impacts of global warming may include a rise in sea level,
changing weather patterns with increases in the severity of storms and droughts, changes to local and
regional ecosystems including the potential loss of species, and a significant reduction in winter snow
pack.
The SCAQMD has recommended several GHG thresholds of significance. These thresholds include 1,400
metric tons per year of CO2E for commercial projects, 3,500 tons per year for residential projects, 3,000

76

California, State of. OPR Technical Advisory – CEQA and Climate Change: Addressing Climate Change through the California
Environmental Quality Act (CEQA) Review. June 19, 2008.
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tons per year for mixed-use projects, and 7,000 tons per year for industrial projects.77
summarizes annual greenhouse gas emissions from the proposed project.

Table 3-4

Table 3-4
Greenhouse Gas Emissions Inventory
GHG Emissions (Lbs/Day)

Source

CO2

CH4

Construction Phase - Site Preparation

4,111.74

1.22

Construction Phase - Grading

3,129.01

0.93

Construction Phase – Construction (2016)

2,689.57

0.67

Construction Phase – Construction (2017)

2,669.28

0.66

Construction Phase - Paving

2,316.37

0.69

Construction Phase - Coatings

281.44

0.03

Long-Term – Area Emissions

1,981.14

2.02

0.04

2,037.80

Long-Term - Energy Emissions

334.32

--

--

336.35

Long-Term - Mobile Emissions

4,896.39

0.19

--

4,900.45

Long-Term - Total Emissions

7,211.86

2.22

0.05

7,274.61

N 2O
-------

CO2E
4,137.52
3,148.63
2,703.74
2,683.18
2,331.04
282.14

Source: CalEEMod.

As indicated in Table 3-4, the CO2E total for the project is 7,274 pounds per day or 3.29 MTCO2E per day
which is below the threshold. The project will generate approximately 1,201 metric tons per year of CO2E
while the threshold for GHG is 3,500 MTCO2E per year. As a result, the impacts are under the
recommended thresholds. Therefore, the project’s GHG impacts are less than significant.
B. Would the project conflict with an applicable plan, policy, or regulation adopted for the purpose of
reducing emissions of greenhouse gases? ● No Impact.
AB 32 requires the reduction of GHG emissions to 1990 levels, which would require a minimum 28 percent
reduction in "business as usual" GHG emissions for the entire State. The proposed project will not involve
or require any variance from an adopted plan, policy, or regulation governing GHP emissions. As a result,
no impacts related to a potential conflict with an applicable plan, policy, or regulation adopted for the
purpose of reducing emissions of greenhouse gases are anticipated.
The proposed project would incorporate several design features that are consistent with the California
Office of the Attorney General's recommended policies and measures to reduce GHG emissions. A list of

77

Air Quality Management District. Greenhouse Gas CEQA Significance Threshold Stakeholder Working Group #14, Agenda Item
#2 – Proposed Residential/Commercial Thresholds-Screening Values (Tier III). November 19, 2009.
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the Attorney General's recommended measures and the project's conformance with each are listed in Table
3-5. The new on-site improvements will incorporate sustainable practices that include water, energy, and
solid waste efficiency measures.
Table 3-5
Project Consistency With the Attorney General's Recommendations
Attorney General’s
Recommended Measures

Project Compliance

Percent
Reduction

Smart growth, jobs/housing balance, transit-oriented
development, and infill development through land use
designations, incentives and fees, zoning, and public-private
partnerships.

Compliant. The proposed project will facilitate
new infill development in an urban area.

20%

Create transit, bicycle, and pedestrian connections through
planning, funding, development requirements, incentives, and
regional cooperation; create disincentives for auto use; and
implement TDM measures.

Not Compliant. The proposed project does not
create any off-site improvements aimed at
providing alternative forms of transportation.

5%

Energy- and water-efficient buildings and landscaping through
ordinances, development fees, incentives, project timing,
prioritization, and other implementing tools.

Compliant. The new buildings will be required to
comply with the City’s low impact development
(LID) guidelines where applicable. The project will
be consistent with the requirements of AB-1881.

10%

Waste diversion, recycling, water efficiency, energy efficiency and
energy recovery in cooperation with public services, districts, and
private entities.

Compliant. The project’s contractors will be
required to adhere to the use of sustainability
practices involving solid waste disposal.

0.5%

Urban and rural forestry through tree planting requirements and
programs; preservation of agricultural land and resources that
sequester carbon; and heat island reduction programs.

Compliant. The project will involve the
installation of new landscaping.

0.5%

Regional cooperation to find cross-regional efficiencies in GHG
reduction investments and to plan for regional transit, energy
generation, and waste recovery facilities.

Compliant. Refer to responses above.

Total Reduction Percentage:

NA

31.0%

Source: California Office of the Attorney General, Sustainability and General Plans: Examples of Policies to Address Climate Change,
updated January 22, 2010.

Table 3-6 identifies which CARB Recommended Actions applies to the proposed project. Of the 39
measures identified, those that would be considered to be applicable to the proposed project would
primarily be those actions related to electricity, water conservation, and waste management. A discussion
of each applicable measure and the project’s conformity with the measure is provided in Table 3-6. As
indicated in the table, the proposed project would not impede the implementation of CARB’s recommended
actions.
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Table 3-6
Recommended Actions for Climate Change

ID #

Sector

Strategy Name

Applicable
to Project?

Will Project
Conflict With
Implementation?

T-1

Transportation

Pavley I and II – Light-Duty Vehicle GHG Standards

No

No

T-2

Transportation

Low Carbon Fuel Standard (Discrete Early Action)

No

No

T-3

Transportation

Regional Transportation-Related GHG Targets

No

No

T-4

Transportation

Vehicle Efficiency Measures

No

No

T-5

Transportation

Ship Electrification at Ports (Discrete Early Action)

No

No

T-6

Transportation

Goods-movement Efficiency Measures

No

No

T-7

Transportation

Heavy Duty Vehicle Greenhouse Gas Emission
Reduction Measure

No

No

T-8

Transportation

Medium and Heavy-Duty Vehicle Hybridization

No

No

T-9

Transportation

High Speed Rail

No

No

E-1

Electricity and Natural Gas

Increased Utility Energy Efficiency Programs
More Stringent Building and Appliance Standards

Yes

No

E-2

Electricity and Natural Gas

Increase Combined Heat and Power Use by 30,000
GWh

No

No

E-3

Electricity and Natural Gas

Renewable Portfolio Standard

No

No

E-4

Electricity and Natural Gas

Million Solar Roofs

No

No

CR-1

Electricity and Natural Gas

Energy Efficiency

Yes

No

CR-2

Electricity and Natural Gas

Solar Water Heating

No

No

W-4

Water

Reuse Urban Runoff

No

No

W-5

Water

Increase Renewable Energy Production

No

No

W-6

Water

Public Goods Charge (Water)

No

No

I-1

Industry

Energy Efficiency and Co-benefits Audits for Large
Industrial Sources

No

No

I-2

Industry

Oil and Gas Extraction GHG Emission Reduction

No

No

I-3

Industry

GHG Leak Reduction from Oil and Gas Transmission

No

No

I-4

Industry

Refinery Flare Recovery Process Improvements

No

No

I-5

Industry

Removal of Methane Exemption from Existing Refinery
Regulations

No

No

RW-1

Recycling and Waste
Management

Landfill Methane Control (Discrete Early Action)

No

No

RW-2

Recycling and Waste
Management

Additional Reductions in Landfill Methane – Capture
Improvements

No

No

RW-3

Recycling and Waste
Management

High Recycling/Zero Waste

No

No
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Table 3-6
Recommended Actions for Climate Change (continued)
Sector

ID #

Strategy Name

Applicable
to Project?

Will Project
Conflict With
Implementation?

F-1

Forestry

Sustainable Forest Target

No

No

H-1

High Global Warming
Potential Gases

Motor Vehicle Air Conditioning Systems (Discrete Early
Action)

No

No

H-2

High Global Warming
Potential Gases

SF6 Limits in Non-Utility and Non-Semiconductor
Applications (Discrete Early Action)

No

No

H-3

High Global Warming
Potential Gases

Reduction in Perflourocarbons in Semiconductor
Manufacturing (Discrete Early Action)

No

No

H-4

High Global Warming
Potential Gases

Limit High GWP Use in Consumer Products (Discrete
Early Action, Adopted June 2008)

No

No

H-5

High Global Warming
Potential Gases

High GWP Reductions from Mobile Sources

No

No

H-6

High Global Warming
Potential Gases

High GWP Reductions from Stationary Sources

No

No

H-7

High Global Warming
Potential Gases

Mitigation Fee on High GWP Gases

No

No

A-1

Agriculture

Methane Capture at Large Dairies

No

No

Source: California Air Resources Board, Assembly Bill 32 Scoping Plan, 2008.

Of the 39 measures identified to reduce GHG emissions, a total of two would be applicable to the proposed
project. Those that would be considered to be applicable to the proposed project include actions related to
electricity and natural gas use. The proposed project will be constructed to reduce its carbon footprint in
regards to energy consumption and efficiency. AB-32 requires California to reduce its GHG emissions by
approximately 28 to 33 percent below business as usual. As indicated in Table 3-6, the GHG reductions
projected for the proposed project is projected to be 31%. The proposed project would not conflict with
adopted initiatives that are designed to control GHG emissions in the coming years. As a result, the
proposed project is not expected to result in any impacts related to a conflict with an applicable plan,
policy, or regulation adopted for the purpose of reducing emissions of greenhouse gases.

3.7.3 CUMULATIVE IMPACTS
The analysis herein determined that the implementation of the proposed project would not result in any
significant adverse impacts related to the emissions of greenhouse gases. As a result, no significant
adverse cumulative impacts would result from the proposed project’s implementation.
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3.7.4 MITIGATION MEASURES
The analysis of potential impacts related to greenhouse gas emissions indicated that no significant adverse
impacts would result from the proposed project’s implementation. As a result, no mitigation measures are
required.
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3.8 HAZARDS & HAZARDOUS MATERIALS IMPACTS
3.8.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on risk of
upset and human health if it results in any of the following:
●

The creation of a significant hazard to the public or the environment through the routine
transport, use or disposal of hazardous materials;

●

The creation of a significant hazard to the public or the environment through reasonably
foreseeable upset and accident conditions involving the release of hazardous materials into the
environment;

●

The generation of hazardous emissions or the handling of hazardous or acutely hazardous
materials, substances or waste within one-quarter mile of an existing or proposed school;

●

Locating the project on a site that is included on a list of hazardous material sites compiled
pursuant to Government Code Section 65962.5 resulting in a significant hazard to the public or the
environment;

●

Locating the project within an area governed by an airport land use plan, or where such a plan has
not been adopted, within two miles of a public airport or a public use airport;

●

Locating the project in the vicinity of a private airstrip that would result in a safety hazard for
people residing or working in the project area;

●

The impairment of the implementation of, or physical interference with, an adopted emergency
response plan or emergency evacuation plan; or,

●

The exposure of people or structures to a significant risk of loss, injury, or death involving wild
land fire, including where wild lands are adjacent to urbanized areas or where residences are
intermixed with wild lands.

3.8.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project create a significant hazard to the public or the environment through the routine
transport, use, or disposal of hazardous materials? ● Less than Significant Impact.
The site was previously occupied by K.T. Designs Enterprise, Inc until 2003.78 There are no hazards
regarding the transportation, use, or disposal of hazardous materials related to the former use since it is no
longer in operation and has been demolished. The proposed project will involve the construction of 72
residential units. Given the residential nature of the proposed use, the use of any hazardous materials will

78

California Secretary of State. Business Entity Detail search for entity number c2386365. http://kepler.sos.ca.gov/
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be limited to those that are commercially available and typically used in a household setting for routine
cleaning and maintenance. As a result, the impacts are expected to be less than significant.
B. Would the project create a significant hazard to the public or the environment, or result in
reasonably foreseeable upset and accident conditions involving the release of hazardous materials
into the environment? ● Less than Significant Impact.
As indicated previously, the site was occupied by K.T. Designs Enterprise, Inc.79 There are no impacts
regarding the accidental release of hazardous materials such as lead paint or asbestos containing materials
since the former use has been demolished and the site is vacant. Due to the nature of the proposed project,
the use of any hazardous materials will be limited to those that are commercially available and typically
used in a household setting. In addition, any accidental spills involving petroleum during construction will
require immediate clean up per State and/or Federal standards and protocols. Petroleum based products
must be stored in proper drums pursuant to State and Federal standards. As a result, the potential impacts
will be less than significant.
C. Would the project emit hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school? ● Less than
Significant Impact with Mitigation.
As indicated previously, the site was occupied by K.T. Designs Enterprise, Inc.80 There are no impacts
regarding the emission or handling of hazardous materials such as lead paint or asbestos containing
materials near a school since the former use has been demolished and the site is vacant. The proposed
project is not located within one-quarter miles of an existing school. The closest school to the project site
is Shirpser Elementary School, located approximately 1,707 feet to the southeast along Gibson Road. In
addition, the project’s future occupants are not anticipated handle any hazardous materials or waste
beyond what is typically used and generated in a household setting. As indicated previously, the project
site was formerly occupied until 2007. During grading and land clearance activities, lead and/or asbestoscontaining materials may be encountered and the following mitigation is required.
●

The Applicant, and the contractors, must adhere to all requirements governing the handling,
removal, and disposal of asbestos-containing materials, lead paint, underground septic tanks, and
other hazardous substances and materials that may be encountered during demolition and land
clearance activities. Any contamination encountered during the demolition, grading, and/or site
preparation activities must also be removed and disposed of in accordance with applicable laws
prior to the issuance of any building permit.

As a result, no impacts are anticipated to occur with the implementation of the proposed project.

79

California Secretary of State. Business Entity Detail search for entity number c2386365. http://kepler.sos.ca.gov/

80

Ibid.
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D. Would the project be located on a site, which is included on a list of hazardous material sites
compiled pursuant to Government Code Section 65962.5, and, as a result, would it create a
significant hazard to the public or the environment? ● Less than Significant Impact.
The EPA’s Environfacts database was consulted to determine the nature and extent of any reported
contamination (air, water, soils, waste, etc.) that is associated with the project site. The project site is not
included on the list.81 However, the site is listed on the California Department of Toxic Substances
Control’s Envirostor database as a Cortese site.82 The project site is located within the El Monte Operable
Unit (OU) contamination area, one of eight OUs established in the 1990s in order to divide the San Gabriel
Valley Superfund Site. The San Gabriel Valley Groundwater Basin has been subject to groundwater
contamination for decades, though knowledge of the aquifer’s contamination surfaced in 1979.
This contamination of the local aquifer within the San Gabriel Valley originated with the dumping of
synthetic organic compounds used primarily as solvents in industrial and commercial activities. Further
investigation revealed that there was widespread VOC contamination of the groundwater throughout the
Basin. This discovery led the EPA to place four portions of the Basin under the authority of
Comprehensive Environmental Response, Compensation, and Liability Act of 1980 (CERCLA), also known
as the Superfund program. The area of groundwater contamination underlies significant portions of
Alhambra, Arcadia, Azusa, Baldwin Park, Industry, El Monte, La Puente, Monrovia, Rosemead, South El
Monte, West Covina, and other areas of the San Gabriel Valley.83
The EPA and a number of local agencies have been conducting the clean-up of this contaminated
groundwater by pumping groundwater from a series of wells and treating the water. To augment the EPA’s
effort, cities and municipal water districts within the San Gabriel Valley Superfund area established the
San Gabriel Water Quality Authority in 1993 to assist in this clean-up effort. Six active Operable Units
(OUs) have been established to facilitate clean-up efforts. Water from wells located within the OUs is
treated and/or blended with higher quality water to meet drinking water standards before entering public
water supply distribution systems.84 The proposed project will be required to connect with City water and
sewer lines and will not involve the extraction of contaminated groundwater. In addition, the soils that
underlie the project site will be altered since the proposed project will involve the excavation and transport
of soil in order to accommodate the subterranean parking structure. Excavation will reach a maximum
depth of 20 feet.85 Local groundwater is located approximately 116 feet below the surface.86 Excavation

81

82

83

United States Environmental Protection Agency. Envirofacts. http://oaspub.epa.gov/enviro/enviroFACTS.quickstart?minx=118.062043&miny=34.077687&maxx=-118.047023&maxy=34.086218&ve=15,34.08195280002994,118.05453300476074&pSearch=el%20monte
California Department of Toxic Substances Control. Envirostor. http://www.envirostor.dtsc.ca.gov/public/.
California Department of Toxic Substances Control. Envirostor, El Monte (San Gabriel Valley Superfund Site) (6001337).
http://www.envirostor.dtsc.ca.gov/public/profile_report.asp?global_id=60001337

84

Ibid.

85

Phone call with Twen Ma. July 9, 2015.

86

Stetson Engineers, Inc. Groundwater Contour Map for San Gabriel Basin – July 2010. Taken from the City of El Monte 2010
Urban Water Management Plan. Note: In order to calculate the depth of the groundwater from the surface the elevation of the
project site was taken. The groundwater contour lines depicted the groundwater depths above sea level. This figure was subtracted
from the site’s elevation above sea level to achieve the groundwater’s depth below the surface.

SECTION 3.8 ● HAZARDS & HAZARDOUS MATERIALS IMPACTS

PAGE 90

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

activities will not be deep enough to reach the contaminated water. As a result, the impacts are anticipated
to be less than significant.
E. Would the project be located within an airport land use plan, or where such a plan has not been
adopted, within two miles of a public airport or a public use airport, would the project result in a
safety hazard for people residing or working in the project area? ● No Impact.
The project site is located approximately 1.10 miles southwest of the El Monte Airport; however, the site is
not located within the designated Runway Protection Zone and the proposed residential units will not
penetrate the airport’s 20:1 slope.87 Essentially, the proposed project will not introduce a building that will
interfere with the approach and take off of airplanes utilizing the aforementioned airport. The runway
protection zones for approaches and takeoffs are 1,000 feet. This protection zone does not extend to the
project site. As a result, the proposed project’s implementation would not present a safety hazard to
aircraft and/or airport operations at a public use airport, and no impacts are anticipated to occur.
F. For a project within the vicinity of a private airstrip, would the project result in a safety hazard for
people residing or working in the project area? ● No Impact.
The project site is not located within two miles of a private airstrip. As a result, the proposed project will
not present a safety hazard related to aircraft and/or airport operations at a private use airstrip and no
impacts will occur.
G. Would the project impair implementation of or physically interfere with an adopted emergency
response plan or emergency evacuation plan? ● Less than Significant Impact.
At no time will Rowland Avenue be completely closed to traffic. The construction plan must identify
specific provisions for the regulation of construction vehicle ingress and egress to the site during
construction as a means to provide continued through-access. As a result, the impacts are anticipated to
be less than significant.
H. Would the project expose people or structures to a significant risk of loss, injury, or death involving
wild lands fire, including where wild lands are adjacent to urbanized areas or where residences are
intermixed with wild lands? ● No Impact.
The project site and surrounding properties are urbanized and the majority of the parcels are developed.
There are no areas of native vegetation found within or immediately adjacent to the project site. The
removal of the existing ruderal vegetation will lower the existing fire risk. As a result, there is no wildfire
risk from the project site or the adjacent properties.

3.8.3 CUMULATIVE IMPACTS
The potential impact related to hazardous materials is site specific. Furthermore, the analysis herein also
determined that the implementation of the proposed project would not result in any significant
87

Los Angeles County Department of Regional Planning. Los Angeles County Airport Landuse Commission (ALUC), Airport Layout
Plan. http://planning.lacounty.gov/assets/upl/project/aluc_elmonte-plan.pdf
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immitigable impacts related to hazards and/or hazardous materials. As a result, no significant adverse
cumulative impacts would result from the proposed project’s implementation.

3.8.4 MITIGATION MEASURES
The environmental analysis determined that there may be a potential for hazardous materials to be
encountered during the grading and land clearance phases of development. As a result the following
mitigation measure is required:
Mitigation Measure No. 10 (Hazards & Hazardous Materials Impacts). The Applicant, and the
contractors, must adhere to all requirements governing the handling, removal, and disposal of
asbestos-containing materials, lead paint, underground septic tanks, and other hazardous substances
and materials that may be encountered during demolition and land clearance activities. Any
contamination encountered during the demolition, grading, and/or site preparation activities must
also be removed and disposed of in accordance with applicable laws prior to the issuance of the
building permit.
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3.9 HYDROLOGY & WATER QUALITY IMPACTS
3.9.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse environmental
impact on water resources or water quality if it results in any of the following:
●

A violation of any water quality standards or waste discharge requirements;

●

A substantial depletion of groundwater supplies or interference with groundwater recharge such
that there would be a net deficit in aquifer volume or a lowering of the local groundwater table
level;

●

A substantial alteration of the existing drainage pattern of the site or area through the alteration of
the course of a stream or river in a manner that would result in substantial erosion or siltation onor off-site;

●

A substantial alteration of the existing drainage pattern of the site or area, including the alteration
of the course of a stream or river, in a manner that would result in flooding on- or off-site;

●

The creation or contribution of water runoff that would exceed the capacity of existing or planned
storm water drainage systems or the generation of substantial additional sources of polluted
runoff;

●

The substantial degradation of water quality;

●

The placement of housing within a 100-year flood hazard area as mapped on a Federal Flood
Hazard Boundary, Flood Insurance Rate Map, or other flood hazard delineation map;

●

The placement of structures within 100-year flood hazard areas that would impede or redirect
flood flows;

●

The exposure of people or structures to a significant risk of flooding as a result of dam or levee
failure; or,

●

The exposure of a project to inundation by seiche, tsunami, or mudflow.

3.9.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project violate any water quality standards or waste discharge requirements? ● Less than
Significant Impact with Mitigation.
The project site is currently covered over in pervious surfaces that largely consist of barren earth. Once
complete, the proposed project will leave approximately 26% of the project site covered over in pervious
surfaces (landscaping). The proposed project involves the construction of 72 townhome and condominium
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units over an existing undeveloped parcel. In the absence of mitigation, the new impervious surfaces
(buildings, internal driveways, parking areas, etc.) that would be constructed may result in debris, leaves,
soils, oil/grease, and other pollutants.88 The proposed project would be required to implement storm
water pollution control measures pursuant to the National Pollutant Discharge Elimination System
(NPDES) requirements. The Applicant would also be required to prepare a Water Quality Management
Plan (WQMP) utilizing Best Management Practices to control or reduce the discharge of pollutants to the
maximum extent practicable. The WQMP will also identify post-construction best management practices
(BMPs) that will be the responsibility of the homeowners association to implement over the life of the
project. In addition, the following mitigation is required as part of this project to ensure that potential
water quality impacts are mitigated:
●

Prior to issuance of any grading permit for the project that would result in soil disturbance of one
or more acres of land, the Applicant shall demonstrate that coverage has been obtained under
California's General Permit for Stormwater Discharges Associated with Construction Activity by
providing a copy of the Notice of Intent (NOI) submitted to the State Water Resources Control
Board and a copy of the subsequent notification of the issuance of a Waste Discharge Identification
(WDID) Number or other proof of filing shall be provided to the Chief Building Official and the
City Engineer.

●

The Applicant shall prepare and implement a Storm Water Pollution Prevention Plan (SWPPP).
The SWPPP shall be submitted to the Chief Building Official and City Engineer prior to the
issuance of a grading permit. The Applicant shall register their SWPPP with the State of
California. A copy of the current SWPPP shall be kept at the project site and be available for
review on request.

●

The Applicant shall prepare and implement a Water Quality Management Plan (WQMP). The
WQMP shall be submitted to the Chief Building Official and City Engineer prior to the issuance of
a grading permit. In addition, the Applicant shall be responsible for the construction of all on-site
best management practices control measures as indicated in the WQMP and as required by
Director of Public Works. These measures shall be in place prior to the issuance of a Certificate of
Occupancy. The Applicant is to maintain these measures in place and functioning for the life of the
building. Inspections of the control measures shall be permitted at any time to City personnel.
The WQMP shall be recorded on the property.

With the aforementioned mitigation, the impacts would be less than significant.

88

Blodgett/Baylosis Environmental Planning. Site Survey. August 14, 2014.
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B. Would the project substantially deplete groundwater supplies or interfere substantially with
groundwater recharge in such a way that would cause a net deficit in aquifer volume or a lowering
of the local groundwater table level (e.g., the production rate of a pre-existing nearby well would
drop to a level which would not support existing land uses or planned uses for which permits have
been granted)? ● No Impact.
The City of El Monte overlies a portion of the 225-square mile San Gabriel Valley [groundwater] Basin that
encompasses most of eastern Los Angeles County. This hydrologic basin coincides with a portion of the
upper San Gabriel River watershed and the groundwater basin underlies most of the San Gabriel Valley.
The groundwater basin is bounded by the San Gabriel Mountains to the north, San Jose Hills to the east,
Puente Hills to the south, and by a series of hills and the Raymond Fault to the west.89 Grading related
activities are not anticipated to encounter and deplete groundwater supplies from the underlying San
Gabriel Valley Groundwater Basin. A Will Serve letter was prepared for the Applicant by the California
American Water Company. The letter stated that the California American Water Company will supply
water service to the project site.90 The letter is included in Appendix B. Therefore, the project is not
anticipated to deplete groundwater supplies through the consumption of the water (water consumption
impacts are analyzed in Section 3.17.2.D). A search was conducted through the Regional Water Quality
Control Board’s on-line database Geotracker to identify the presence of any natural underground water
wells. The search yielded no results.91 As a result, no impacts are anticipated to occur.
C. Would the project substantially alter the existing drainage pattern of the site or area, including the
alteration of the course of a stream or river, in a manner, which would result in substantial erosion
or siltation on- or off-site? ● No Impact.
The project site and surrounding areas had been disturbed as a result of previous construction activities
and the existing drainage patterns may have been altered as a consequence, although the eastern portion of
the site drains to Rowland Avenue (which will be conveyed to the Eaton Wash) while the western portion
drains to Eaton Wash.92 The proposed project will be restricted to the designated project site and will not
alter the course of the channelized Eaton Wash located along the project site’s westerly boundary. The
mitigation identified under subsections A and E will eliminate the potential impacts for erosion. As a
result, no impacts regarding erosion, siltation, or the altering of drainage patterns is anticipated to occur
with the implementation of the proposed project.

89

90

91

92

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.
California American Water Company. Will Serve Notice for 4121 Rowland Avenue. July 10, 2015.
Geotracker GAMA. Search for wells.
http://geotracker.waterboards.ca.gov/gama/gamamap/public/default.asp?CMD=runreport&myaddress=4143+rowland+avenue
Phone call with Twen Ma. July 9, 2015.
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D. Would the project substantially alter the existing drainage pattern of the site or area, including the
alteration of the course of a stream or river, in a manner, which would result in flooding on- or offsite? ● No Impact.
As indicated previously, the proposed project will be restricted to the designated site and will not alter the
course of the channelized Eaton Wash located immediately to the west; therefore, the implementation of
the proposed project will not result in on- or off-site flooding and no impacts will occur.
E. Would the project create or contribute runoff water that would exceed the capacity of existing or
planned storm water drainage systems or provide substantial additional sources of polluted runoff?
● Less than Significant Impact with Mitigation.
Once complete, the proposed project will reduce the amount of pervious surfaces on-site to 23% (refer to
Section 3.9.2.A). In addition, the development and subsequent occupation of the proposed project will
introduce new sources of pollution over what currently exists. In the absence of mitigation, the impervious
surfaces (internal driveways, parking areas, etc.) that would be constructed as part of the site’s
development could lead to the presence of debris, leaves, soils, oil/grease, and other pollutants within
storm water runoff. The following measures are required as a means to address potential storm water
impacts:
●

All catch basins and public access points that cross or abut an open channel shall be marked by the
Applicant with a water quality label in accordance with City standards. This measure must be
completed and approved by the City Engineer prior to the issuance of a Certificate of Occupancy.

●

The Applicant shall be responsible for the construction of all on-site drainage facilities as required
by the City Engineer.

● The Applicant shall place signs on the new Concrete Masonry Unit wall that will extend along the
eastern side of the Eaton Wash that contain prohibitive language (such as “NO DUMPING –
DRAINS TO OCEAN”) and/or graphical icons to discourage illegal dumping per the approval of
the Department of Public Works. Legibility of stencil and signs must be maintained at all times.
The aforementioned mitigation would reduce the potential impacts to levels that are less than significant.
F. Would the project otherwise substantially degrade water quality? ● No Impact.
Adherence to the mitigation provided in Sections 3.9.2.A and 3.9.2.E will reduce potential water quality
impacts to levels that are less than significant. As a result, no other impacts are anticipated.
G. Would the project place housing within a 100-year flood hazard area as mapped on a Federal Flood
Hazard Boundary or Flood Insurance Rate Map or other flood hazard delineation map? ● No
Impact.
According to the Federal Emergency Management Agency (FEMA) flood insurance map obtained from the
Los Angeles County Department of Public Works, the proposed project site is located in Zone X (refer to
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Exhibit 3-6). This flood zone has an annual probability of flooding of less than 0.2% and represents areas
outside the 500-year flood plain. Thus, properties located in Zone X are not located within a 100-year
flood plain.93 As a result, no impacts related to flood flows are associated with the proposed project’s
implementation.
H.

Would the project place within a 100-year flood hazard area, structures that would impede or
redirect flood flows? ● No Impact.

As depicted in Exhibit 3-6, the proposed project site is not located within a designated 100-year flood
hazard area as defined by FEMA.94 As a result, the proposed project will not involve the placement of any
structures that would impede or redirect potential floodwater flows since the site is not located within a
FEMA designated flood hazard area. Therefore, no flood-related impacts are anticipated with the
proposed project’s implementation.
I.

Would the project expose people or structures to a significant risk of flooding as a result of dam or
levee failure? ● Less than Significant Impact.

According to the City’s Natural Hazards Mitigation Plan, a breach of the Santa Fe Dam, located in
Irwindale approximately 5.5 miles to the northeast, would pose the greatest risk to a majority of the City,
including the proposed project.95 In the event of an unlikely failure, the Santa Fe Dam’s inundation path
would extend southwest, ultimately ending in the Whittier Narrows Flood Control Basin. The project site
is located within the potential dam inundation path, which extends as far west as Rosemead.96 Emergency
response and evacuation plans for the affected areas have been established by the Los Angeles County
Sheriff's Department and the United States Army Corps of Engineers (USACE), to facilitate emergency
operations in the event of dam failure or river overflow. In addition, the level of risk to future development
within the project sites is comparable to that of the entire City. Therefore, the impacts related to flood
flows are anticipated to be less than significant.
J.

Would the project result in inundation by seiche, tsunami, or mudflow? ● No Impact.

The proposed project is not located in an area that is subject to inundation by seiche or tsunami. A seiche
in the Eaton Wash is not likely to happen due to the Wash’s channelized nature and volume of water
present. In addition, the project site is located approximately 26 miles from the Pacific Ocean and the
project area would not be exposed to the effects of a tsunami.97 Lastly, the proposed project will not result
in any mudslides since the project site is generally level. As a result, no impacts are expected.

93

FEMA. Flood Zones, Definition/Description. http://www.fema.gov/floodplain-management/flood-zones

94

Ibid.

95

City of El Monte. City of El Monte, Natural Hazards Mitigation Plan. Flooding-9. October 19, 2004.

96

Ibid.

97

Google Earth. Site accessed April 20, 2015.

SECTION 3.9 ● HYDROLOGY & WATER QUALITY IMPACTS

PAGE 97

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

Project Site

Eaton Wash

Areas located within the
designated Zone X have a minimal
flood hazard and are usually
depicted on FIRMs as above the
500 year flood level. Zone X is the
area determined to be outside the
0.2-percent-annual chance flood
area. Both sides of the San
Gabriel River channel are located
in Zone X.
Note: Dashed line denotes FEMA
panel number boundary.

EXHIBIT 3-6
FEMA FLOOD MAP
Source: Los Angeles County Department of Public Works and ESRI
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3.9.3 CUMULATIVE IMPACTS
The potential impacts related to hydrology and storm water runoff are typically site specific. As discussed
throughout the section, the implementation of the proposed project would not result in any significant
adverse impacts related to hydrology. As a result, no cumulative impacts are anticipated.

3.9.4 MITIGATION MEASURES
In addition, the following mitigation is required as part of this project to ensure that potential water quality
impacts are mitigated:
Mitigation Measure No. 11 (Hydrology & Water Quality Impacts). Prior to issuance of any grading
permit for the project that would result in soil disturbance of one or more acres of land, the Applicant
shall demonstrate that coverage has been obtained under California's General Permit for Stormwater
Discharges Associated with Construction Activity by providing a copy of the Notice of Intent (NOI)
submitted to the State Water Resources Control Board and a copy of the subsequent notification of the
issuance of a Waste Discharge Identification (WDID) Number or other proof of filing shall be provided
to the Chief Building Official and the City Engineer.
Mitigation Measure No. 12 (Hydrology & Water Quality Impacts). The Applicant shall prepare and
implement a Storm Water Pollution Prevention Plan (SWPPP). The SWPPP shall be submitted to the
Chief Building Official and City Engineer prior to the issuance of a grading permit. The Applicant shall
register their SWPPP with the State of California. A copy of the current SWPPP shall be kept at the
project sites and be available for review on request.
Mitigation Measure No. 13 (Hydrology & Water Quality Impacts). The Applicant shall prepare and
implement a Water Quality Management Plan (WQMP). The WQMP shall be submitted to the Chief
Building Official and City Engineer prior to the issuance of a grading permit. In addition, the
Applicant shall be responsible for the construction of all on-site best management practices control
measures as indicated in the WQMP and as required by Director of Public Works. These measures
shall be in place prior to the issuance of a Certificate of Occupancy. The Applicant is to maintain these
measures in place and functioning for the life of the building. Inspections of the control measures
shall be permitted at any time to City personnel. The WQMP shall be recorded on the property.
The following measures are required as a means to address potential storm water impacts:
Mitigation Measure No. 14 (Hydrology & Water Quality Impacts). All catch basins and public access
points that cross or abut an open channel shall be marked by the Applicant with a water quality label in
accordance with City standards. This measure must be completed and approved by the City Engineer
prior to the issuance of a Certificate of Occupancy.
Mitigation Measure No. 15 (Hydrology & Water Quality Impacts). The Applicant shall be responsible
for the construction of all on-site drainage facilities as required by the City Engineer.
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Mitigation Measure No. 16 (Hydrology & Water Quality Impacts). The Applicant shall place signs on
the new Concrete Masonry Unit wall that will extend along the eastern side of the Eaton Wash that
contain prohibitive language (such as “NO DUMPING – DRAINS TO OCEAN”) and/or graphical icons
to discourage illegal dumping per the approval of the Department of Public Works. Legibility of stencil
and signs must be maintained at all times.
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3.10 LAND USE IMPACTS
3.10.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant impact on land use and
development if it results in any of the following:
●

The disruption or division of the physical arrangement of an established community;

●

Would the project conflict with an applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including but not limited to, a general plan, proposed project, local
coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect; or,

●

A conflict with any applicable conservation plan or natural community conservation plan.

3.10.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project physically divide or disrupt an established community or otherwise result in an
incompatible land use? ● No Impact.
The project site is located in an urban setting and is surrounded by urban development (refer to Exhibit 24 for an aerial photograph of the area and pictures of the surrounding uses). Surrounding land uses and
development in the vicinity of the project site include the following:
●

North of the project site. A mix of residential and industrial uses abut the project site to the north.
These uses include single family residential units; Uni-Source Textile, a fabric manufacturer and
distributor; and GSW, a restaurant equipment and supplies manufacturing distributor.98

●

South of the project site. Townhome units are located adjacent to the project site’s east branch to
the south. Vacant open space, Eaton Wash, and Valley Boulevard are located along the
southernmost point of the project site. Valley Boulevard, a major commercial corridor, extends in
an east-west orientation to the south of the project site. A mix of residential and commercial uses
occupy frontage along Valley Boulevard, though commercial development is the most prevalent
use.99

●

East of the project site. Various residential uses occupy frontage along both sides of Rowland
Avenue. The residential development that occupies frontage along the west side of Rowland
Avenue abut the project site to the east.100

98

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.

99

Ibid.

100

Ibid.
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●

West of the project site. The Eaton Wash extends in a north-south orientation along the project
site’s westerly property line. A mix of uses, including residential and industrial, are located further
west along both sides of Temple City Boulevard.101

The proposed project will be restricted to the project site and will not divide or disrupt any residential
neighborhood. In addition, the proposed project will not result in an incompatible land uses since the
majority of the uses in the neighborhood are residential (the neighborhood is also zoned for residential
uses, which is discussed in subsection 3.10.2.B below). Finally, the proposed project is consistent with the
existing General Plan and zoning designations. The implementation of the proposed project will not result
in incompatible land uses and no impacts will occur.
B. Would the project conflict with an applicable land use plan, policy, or regulation of an agency with
jurisdiction over the project (including but not limited to, a general plan, proposed project, local
coastal program, or zoning ordinance) adopted for the purpose of avoiding or mitigating an
environmental effect? ● Less than Significant Impact.
The residential development that is contemplated will not conflict with any existing General Plan land use
designation or zoning designation. The site’s General Plan and Zoning designations are High Density
Residential and High Density-Multiple Family Dwelling (R-4) (refer to Exhibit 3-7 for the General Plan
Land Use and Exhibit 3-8 for the Zoning Map). Although the proposed project will not conflict with any
Zoning or General Plan land use designations, the project will require the approval of a Tentative Tract
Map to allow the subdivision; a Conditional Use Permit (CUP) to allow multiple-family residential
development (three (3) or more units on a site/attached or detached/single-family or multiple-family); a
second Conditional Use Permit to establish a PRD (Planned Residential Development) within a residential
zone; a Modification to exceed the floor area from the allowed 40% to 74%; and a Variance to reduce the
amount of required open space from 43,000 square feet to 28,677 square feet. The Variance will also allow
for a multi-use fire lane proposed to provide additional outdoor space for recreation. The proposed project
is not subject to an adopted specific plan. Finally, the project site is located inland and is not located
within a designated Coastal Zone. As a result, the potential impacts are considered to be less than
significant.
C. Will the project conflict with any applicable habitat conservation plan or natural community
conservation plan? ● No Impact.
The proposed project will not impact an adopted or approved local, regional, or State habitat conservation
plan because the proposed project is located in the midst of an urban area. In addition, the closest County
designated Significant Ecological Area (SEA) to the project site is the Whittier Narrows Dam County
Recreation Area (SEA #42), located approximately 2.43 miles to the south.102 The proposed project will be
restricted to the project site and will not impact the aforementioned SEA. As a result, no impacts are
anticipated to occur with the implementation of the proposed project.

101

102

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.
Google Earth. Site accessed April 8, 2015.
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Project
Site

City of Rosemead

EXHIBIT 3-7
GENERAL PLAN LAND USE MAP
Source: Quantum GIS
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Project
Site

City of Rosemead

EXHIBIT 3-8
ZONING MAP
Source: Quantum GIS
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3.10.3 CUMULATIVE IMPACTS
The analysis determined that the proposed project would not result in any significant adverse land use
impacts. As a result, no significant cumulative land use impacts would occur.

3.10.4 MITIGATION MEASURES
The analysis of land use and development impacts indicated that no significant impacts on land use and
development would result from the implementation of the proposed project. As a result, no mitigation
measures are required.
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3.11 MINERAL RESOURCES IMPACTS
3.11.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on energy
and mineral resources if it results in any of the following:
●

The loss of availability of a known mineral resource that would be of value to the region and the
residents of the State; or,

●

The loss of availability of a locally important mineral resource recovery site delineated on a local
general plan, proposed project, or other land use plan.

3.11.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project result in the loss of availability of a known mineral resource that would be of value
to the region and the residents of the State? ● No Impact.
The California Geological Survey Mineral Resources Project provides information regarding mineral
resources (metals, rare-earth elements, clays, limestone, gypsum, salt and dimension stone, and
construction aggregate) and classifies lands throughout the State that contain regionally significant
mineral resources. This classification is mandated by the Surface Mining and Reclamation Act (SMARA).
The SMARA requires all cities to incorporate in their General Plans mapped designations approved by the
State Mining and Geology Board.103 The State Geologist classifies mineral resource areas into Mineral
Resource Zones (MRZs), Scientific Resource Zones (SZ), or Identified Resource Areas (IRAs). The
categories of mineral resource zones are as follows:
●
●
●
●
●
●

MRZ-1: No significant mineral deposits are present or likely to be present;
MRZ-2: Significant mineral deposits are present, or likely present;
MRZ-3: Significance of mineral deposits cannot be determined from the available data;
MRZ-4: Insufficient data to assign any other MRZ designation;
SZ: Areas containing unique or rare occurrences of rocks, minerals, or fossils; and,
IRA: Areas where production and information indicates significant minerals are present.

The City of El Monte is located within the San Gabriel Production-Consumption Region. The northeastern
portion of the City is identified as containing significant mineral deposits and is designated as a MRZ-2
zone. However, no County of Los Angeles-designated Mineral Resource Zones are located in El Monte. El
Monte is completely urbanized and does not contain mining uses, nor does the City have land designated
for mineral, aggregate, or sand production.104 The project site is not located within a SMARA zone nor is it
located in an area with active mineral extraction activities. As a result, no impacts on existing mineral
resources would result from the proposed project’s implementation.

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.
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104

Ibid.
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According to the California Department of Conservation Division of Oil, Gas, and Geothermal Resources
Well Finder, there are no existing or former oil wells and/or oil extraction activities located within the
project site.105 The nearest recorded well is located approximately 0.22 miles to the northwest of the
project site along Temple City Boulevard.106 As a result, no impacts on existing mineral resources will
result from the proposed project’s implementation.

B. Would the project result in the loss of availability of a locally important mineral resource recovery
site delineated on a local general plan, proposed project, or other land use plan? ● No Impact.
The resources and materials that will be utilized for the construction of the proposed project will not
include any materials that are considered rare or unique. In addition, fencing materials will utilize
concrete or iron. The iron fencing that will be place around the project site conforms to the Los Angeles
County Flood Control District. Thus, no impacts will result with the implementation of the proposed
project.

3.11.3 CUMULATIVE IMPACTS
The potential impacts on mineral resources are site specific. Furthermore, the analysis determined that
the implementation of the proposed project would not result in any impacts on mineral resources and no
cumulative impacts would occur.

3.11.4 MITIGATION MEASURES
The analysis of potential impacts related to mineral resources indicated that no impacts would result from
the proposed project’s implementation. As a result, no mitigation measures are required.

105

California Department of Conservation. http://maps.conservation.ca.gov/doggr/index.html#close. Site accessed April 21, 2015.

106

Google Earth. Site accessed April 21, 2015.
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3.12 NOISE IMPACTS
3.12.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant impact on the
environment if it results in any of the following:
●

The exposure of persons to, or the generation of, noise levels in excess of standards established in
the local general plan, noise ordinance or applicable standards of other agencies;

●

The exposure of people to, or the generation of, excessive ground-borne noise levels;

●

A substantial permanent increase in ambient noise levels in the vicinity of the project above levels
existing without the project;

●

A substantial temporary or periodic increase in ambient noise levels in the project vicinity above
levels existing without the project;

●

Locating within an area governed by an airport land use plan or, where such a plan has not been
adopted, within two miles of a public airport or private use airport, where the project would expose
people to excessive noise levels; or,

●

Locating within the vicinity of a private airstrip that would result in the exposure of people
residing or working in the project area to excessive noise levels.

3.12.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project result in exposure of persons to, or the generation of, noise levels in excess of
standards established in the local general plan or noise ordinance, or applicable standards of other
agencies? ● Less than Significant Impact with Mitigation.
Noise levels may be described using a number of methods designed to evaluate the “loudness” of a
particular noise. The most commonly used unit for measuring the level of sound is the decibel (dB). Zero
on the decibel scale represents the lowest noise level that can be heard by humans. On the other end of the
noise scale, the eardrum may rupture at 140 dB. In general, an increase of between 3.0 dB and 5.0 dB is
the ambient noise level that is considered to represent the threshold for human sensitivity.107 In other
words, increases in ambient noise levels of 3.0 dB or less are not generally perceptible to persons with
average hearing abilities.108 Noise levels that are associated with common, everyday activities are
illustrated in Exhibit 3-9.

107

108

Bugliarello, et. al., The Impact of Noise Pollution, Chapter 127, 1975.
Ibid.
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Noise Levels – in dBA
165
160
155
150
Serious Injury

Pain

Discomfort

Noise Levels (in dBA)

Range of
Typical
Noise
Levels

145
140
135
130
125
120

sonic boom

jet take off at 200 ft.

115
110
105
100
95
90

music in night club interior

85
80
75
70
65
60
55
50
45
40
35
30

electric mixer, light rail train horn

motorcycle at 20 ft.
power mower
freight train at 50 ft.
food blender

portable fan, roadway traffic at 50 ft.
dishwasher, air conditioner
normal conversation
refrigerator, light traffic at 100 ft.
library interior (quiet study area)

25
20
Threshold of
Hearing

15
10

rustling leaves

5
0

EXHIBIT 3-9
TYPICAL NOISE SOURCES AND LOUDNESS SCALE
Source: Blodgett/Baylosis Environmental Planning
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The ambient noise environment within the project area is dominated by traffic noise emanating from the
adjacent Valley Boulevard, a major arterial roadway that traverses the San Gabriel Valley, noise from
planes flying overhead from the El Monte Airport, and noise generated by industrial equipment from the
adjacent properties.109 A Sper Scientific Digital Sound Meter was used to conduct the noise
measurements. A series of 100 discrete noise measurements were recorded and the results of the survey
are summarized in Table 3-7. Three measurement locations were utilized. These measurements were
taken on a Wednesday afternoon at 2:00 PM. Table 3-7 indicates the variation in noise levels over time
during the measurement period.110 As indicated previously, the L50 noise level represents the noise level
that is exceeded 50% of the time. Half the time the noise level exceeds this level and half the time the noise
level is less than this level. The average noise levels during the measurement periods were 68.67 dBA for
the interior of the project site facing north towards the existing industrial, 66.66 dBA for the interior of the
project site facing Valley Boulevard, and 66.54 along Rowland Avenue.
Table 3-7
Noise Measurement Results
Noise Level
(dBA)
Interior
facing
industrial to
the north

Noise Level
(dBA)
Interior facing
Valley to the
south

Noise Level
(dBA)
Facing
Rowland
Avenue

L50 (Noise levels <50% of time)

66.7 dBA

65.7 dBA

65.4 dBA

L75 (Noise levels <75% of time)

72.8 dBA

69.0 dBA

70.2 dBA

L90 (Noise levels <90% of time)

77.5 dBA

72.1 dBA

77.0 dBA

L99 (Noise levels <99% of time)

84.4 dBA

78.8 dBA

82.0 dBA

Lmin (Minimum Noise Level)

60.7 dBA

59.9 dBA

57.4 dBA

Lmax (Maximum Noise Level)

85.8 dBA

83.3 dBA

87.1 dBA

Average Noise Level

68.67 dBA

66.66 dBA

66.54 dBA

Noise Metric

Source: Blodgett/Baylosis Environmental Planning. April 8, 2015

According to the City’s General Plan EIR, the southerly portion of the project site is located within the 65
CNEL roadway noise contour for Valley Boulevard. In addition, the northern portion of the project site is
located within the railroad’s 65 CNEL noise contour. The project site is not located within the 65 CNEL
noise contour for the El Monte Airport. Future growth within the City and the entire region is expected to
add more trips to the City’s roadways. The General Plan EIR examined future roadway noise levels. After
adding in the additional trips from future development, the project site is not expected to be exposed to an
increase in roadway noise levels.111 It typically required a doubling in traffic volumes to result in a
perceptible change in traffic noise levels. The mitigation measures identified on the following page will
109

Blodgett/Baylosis Environmental Planning. Site survey. Survey was conducted on April 8, 2015.
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Bugliarello, et. al., The Impact of Noise Pollution, Chapter 127, 1975.
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City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR, Section 5.9 Noise. Final. May 2011.
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reduce interior noise to levels that comply with City standards. The City of El Monte Municipal Code has
established the following noise control standards for residential development:
●

Multiple-family Residential: 55 dBA between 7 AM to 10 PM and 50 dBA between 10 PM to 7 AM;

City noise standards are not to be exceeded by 10 dBA for a cumulative period of one minute in any hour,
or by 15 dBA for any period of time (less than one minute in an hour). The City also limits the use of power
construction tools or equipment to between 6:00 AM and 7:00 PM on any working day or 8:00 AM to 7:00
PM on weekends, unless performing emergency work.112 As indicated in Section 3.16, the project would
not result in a significant impact related to traffic noise since it typically requires a doubling of traffic
volumes to register a perceptible change in noise levels. In addition, the proposed use would be required
to comply with the City of El Monte Noise Control Ordinance. However, certain units located along the
north side of the project site could be exposed to noise generated by the adjacent industrial uses (refer to
Exhibit 2-4 for the location of the industrial uses). In order to protect the future residents from the
generation of excess noise, the following mitigation has been recommended:
●

The developer shall install double-paned windows in each unit that abuts the industrial uses as a
means to further reduce noise levels. The installation of double-paned windows can reduce noise
by up to 20% and well-designed vinyl frames can help reduce it by as much as 50%. For those
units where double-paned windows are required, appropriate ventilation must also be provided.

●

Each dwelling unit shall be constructed with weather-stripped solid core exterior doors and
exterior wall/roof assemblies insulated to further reduce interior ambient noise levels. This
mitigation measure will reduce the noise levels by approximately 6.0 dB.

Observance of the above mitigation measures will reduce interior noise to levels that are less than
significant.
B. Would the project result in exposure of people to, or the generation of, excessive ground-borne noise
levels? ● Less than Significant Impact.
The future tenants will be required to adhere to the City’s noise control requirements. When considering
the traffic generated by the existing use, the net increase in traffic will be 418 daily trip ends, 32 morning
(AM) peak hour trips, and 37 evening (PM) peak hour trips. These levels are far less than the doubling of
traffic that would be required to generate a perceptible increase in traffic noise.113 In addition, vibration
from construction equipment will not affect the nearby residents. The distances of the existing buildings
from the construction activity areas would largely attenuate the effects of construction-borne vibration
(refer to Subsection 3.12.2.D for a more detailed analysis). The proposed project will not result in the
exposure of people to the generation of excessive ground-borne noise once the project is occupied due to
the nature of the proposed use (no heavy machinery or equipment are anticipated to be in operation once
the project is complete). Mitigation measures are provided in Subsection 3.12.2.D that will reduce

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.
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Bugliarello, et. al., The Impact of Noise Pollution, Chapter 127, 1975.
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potential construction ground-borne noise to levels that are less than significant. As a result, the impacts
are anticipated to be less than significant.
C. Would the project result in a substantial permanent increase in ambient noise levels in the project
vicinity above levels existing without the project? ● Less than Significant Impact.
The traffic generated by the proposed use will be 418 daily trip ends including 32 morning (AM) peak hour
trips, and 37 evening (PM) peak hour trips. The existing AM and PM peak hour traffic volumes on
Rowland Avenue are 157 vehicle trips. The project’s traffic volumes will not be great enough to result in an
increase in traffic noise (it typically requires a doubling of traffic volumes to increase the ambient noise
levels to 3.0 dBA or greater). As a result, the traffic noise impacts resulting from the proposed project’s
occupancy are deemed to be less than significant.
D. Would the project result in a substantial temporary or periodic increase in ambient noise levels in the
project vicinity above levels existing without the project? ● Less than Significant Impact with
Mitigation.
Noise levels associated with various types of construction equipment are summarized in Exhibit 3-10.
Composite construction noise is best characterized in a study prepared by Bolt, Beranek, and Newman. In
the aforementioned study, the noisiest phases of construction are anticipated to be 89 dBA as measured at
a distance of 50 feet from the construction activity. This value takes into account both the number of
pieces and spacing of the heavy equipment typically used in a construction effort. In later phases during
building erection, noise levels are typically reduced from these values and the physical structures further
break up line-of-sight noise. As a worst-case scenario, the 89 dBA value was used as an average noise level
for the construction activities. Based on spreading losses, noise levels could exceed 70 dBA at the property
line.114 During the project’s construction phase, approximately 25,000 cubic yards will be removed during
the grading phase to accommodate the construction of the subterranean parking structure and to remove
the existing piles of debris and dirt. The use of certain construction equipment may generate substantial
vibration which could negatively impact receptors that are sensitive to noise and vibrations (schools,
residential development, parks, etc). Since the proposed project is located within a residential
neighborhood, the following measures are required to mitigate potential construction noise impacts:
●

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

● The Applicant shall ensure that the contractors use construction equipment that includes working
mufflers and other sound suppression equipment as a means to reduce machinery noise.
● The Applicant shall notify the nearby residents along Rowland Avenue as to the times and duration
of construction activities at least 10 days before the commencement of construction activities. In
addition to the notification of the individual residences, signage must be placed on the
construction security fences that would be located along the project site. The individual signs must
114

USEPA, Protective Noise Levels. 1971
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clearly identify a contact person (and the phone number) that local residents may call to complain
about noise related to construction and/or operations. Upon reception of a complaint, the
contractor must respond immediately by reducing noise to acceptable levels. In addition, all
complaints and subsequent communication between the affected residents and contractors must
be forwarded to the City’s Economic Development Department.
The background vibration velocity level in residential is usually around 50 vibration velocity level (VdB).
The vibration velocity level threshold of perception for humans is approximately 65 VdB. A vibration
velocity of 75 VdB is the approximately dividing line between barely perceptible and distinctly perceptible
levels for many people. Sources within building such as operation of mechanical equipment, movement of
people, or the slamming of doors causes most perceptible indoor vibration. Typical outdoor sources of
perceptible ground borne vibration include construction equipment, steel-wheeled trains, and traffic on
rough roads. If a roadway is smooth, the ground borne vibration from traffic is rarely perceptible. The
range of interest is from approximately 50 VdB, which is the typical background vibration velocity level,
and 100 VdB, which the general threshold where minor damage can occur in fragile buildings.115
Construction activities may result in varying degrees of ground vibration, depending on the types of
equipment, the characteristics of the soil, and the age and construction of nearby buildings. The operation
of construction equipment causes ground vibrations that spread through the ground and diminish in
strength with distance. Buildings located in the vicinity of the construction site respond to these vibrations
with varying results ranging from no perceptible effects, low rumbling sounds and discernable vibrations
at moderate levels, and actual building damage at the highest levels. Ground vibrations associated with
construction activities using modern construction methods and equipment rarely reach the levels that
result in damage to nearby buildings though vibration related to construction activities may be discernable
in areas located near the construction site. A possible exception is in older buildings where special care
must be taken to avoid damage.
Those construction activities that typically generate the most vibration include blasting and impact pile
driving. Vibration energy spreads out as it travels through the ground, causing the vibration level to
diminish with distance away from the source. High frequency vibrations reduce much more rapidly than
low frequencies, so that low frequencies tend to dominate the spectrum at large distances from the source.
While people have varying sensitivities to vibrations at different frequencies, in general they are most
sensitive to low-frequency vibration. Vibration in buildings caused by construction activities may be
perceived as motion of building surfaces or rattling of windows, items on shelves, and pictures hanging on
walls. Building vibration can also take the form of an audible low-frequency rumbling noise, which is
referred to as ground-borne noise. Ground-borne noise is usually only a problem when the originating
vibration spectrum is dominated by frequencies in the upper end of the range (60 to 200 Hz), or when the
structure and the construction activity are connected by foundations or utilities, such as sewer and water
pipes. Table 3-8 summarizes the levels of vibration and the usual effect on people and buildings. The U.S.
Department of Transportation (U.S. DOT) has guidelines for vibration levels from construction related to
their activities, and recommends that the maximum peak-particle-velocity levels remain below 0.05 inches
per second at the nearest structures.

115

Federal Transit Administration Noise and Vibration Impact Assessment, May 2006.
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Typical noise levels 50-ft. from source
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EXHIBIT 3-10
TYPICAL CONSTRUCTION NOISE LEVELS
Source: Blodgett/Baylosis Environmental Planning
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Vibration levels above 0.5 inches per second have the potential to cause architectural damage to normal
dwellings. The U.S. DOT also states that vibration levels above 0.015 inches per second (in/sec) are
sometimes perceptible to people, and the level at which vibration becomes an irritation to people is 0.64
inches per second.
Table 3-8
Common Effects of Construction Vibration
Peak Particle
Velocity (in/sec)
<0.005

Effects on Humans

Effects on Buildings

Imperceptible

No effect on buildings

Barely perceptible

No effect on buildings

Level at which continuous vibrations begin to
annoy occupants of nearby buildings

No effect on buildings

0.1 to 0.5

Vibrations considered unacceptable for
person exposed to continuous or long-term
vibration.

Minimal potential for damage to weak or
sensitive structures

0.5 to 1.0

Vibrations considered bothersome by most
people, however tolerable if short-term in
length

Threshold at which there is a risk of
architectural damage to buildings with
plastered ceilings and walls. Some risk to
ancient monuments and ruins.

Vibration is unpleasant

Potential for architectural damage and
possible minor structural damage

0.005 to 0.015

0.02 to 0.05

>3.0

Source: U.S. Department of Transportation

Typical levels from vibration generally do not have the potential for any structural damage. Some
construction activities, such as pile driving and blasting, can produce vibration levels that may have the
potential to damage some vibration sensitive structures if performed within 50 to 100 feet of the structure.
The reason that normal construction vibration does not result in structural damage has to do with several
issues, including the frequency vibration and magnitude of construction related vibration. Unlike
earthquakes, which produce vibration at very low frequencies and have a high potential for structural
damage, most construction vibration is in the mid- to upper- frequency range, and therefore has a lower
potential for structural damage.
Various types of construction equipment have been measured under a wide variety of construction
activities with an average of source levels reported in terms of velocity levels as shown in Table 3-9.
Although the table gives one level for each piece of equipment, it should be noted that there is a
considerable variation in reported ground vibration levels from construction activities. The data in Table
3-9 does provide a reasonable estimate for a wide range of soil conditions. Based on Transit Noise and
Vibration Impact Assessment (FTA, May 2006), a vibration level of 102 VdB (velocity in decibels 0.5 inches
per second [iii/sec]) or higher (FTA, May 2006) is considered safe and would not result in any construction
vibration damage. At a distance of 60 feet, the on-site pile driving would generate a vibration level of up to
0.25 in/sec. Significant grading activities will occur towards the central and western portions of the project
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site. The nearest sensitive receptors are the residential units located approximately 79 to 130 feet to the
east of the area that will be excavated to accommodate the subterranean parking.116
Table 3-9
Vibration Source Levels for Construction Equipment
Construction Equipment

PPV @25 ft.
(inches/sec.)

Upper range

Noise Levels
(VdB) @ 25 ft.

1.58

112

Typical

0.644

104

Upper range

0.734

105

Typical

0.170

93

Clam Shovel Drop

0.202

94

Large Bulldozer

0.089

87

Caisson Drilling

0.089

87

Loaded Trucks

0.076

86

Small Bulldozer

0.035

79

Pile Driver (impact)

Pile Drive (Sonic)

Source: Noise and Vibration During Construction

The distances of the existing buildings from the construction activity areas would largely attenuate the
effects of construction-borne vibration. As a result, the construction vibration levels would be well below
the figures indicated in Table 3-9. Although perceptible, the projected level would not exceed the vibration
damage threshold of 0.5 in/sec. Therefore, the proposed project would not result in any significant adverse
vibration impacts on neighboring buildings.
E. For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project expose people residing or
working in the project area to excessive noise levels? ● No Impact.
The project site is located approximately 1.10 miles southwest of the El Monte Airport. The proposed
project will not affect any airport land use plan because there currently is no Airport Land Use
Compatibility Plan for the El Monte Airport.117 In addition, the project site is not located within the
designated Runway Protection Zone.118 As indicated previously, the proposed project is not located within
the 65 CNEL contour for the El Monte Airport. As a result, no impacts to a public use airport will occur.

116

Google Earth. Site accessed May 7, 2015.

Los Angeles County Department of Regional Planning. Los Angeles County Airport Land Use Commission (ALCU).
http://planning.lacounty.gov/aluc/airports

117

County of Los Angeles Public Works. Airport Layout Plan, El Monte Airport.
http://planning.lacounty.gov/assets/upl/project/aluc_elmonte-plan.pdf
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F. Within the vicinity of a private airstrip, would the project expose people residing or working in the
project area to excessive noise levels? ● No Impact.
As noted pearlier, the project site is not located within two miles of an operational private airport. As a
result, no impacts related to the exposure of persons to aircraft noise from a private airstrip would result
from the proposed project.

3.12.3 CUMULATIVE IMPACTS
The analysis indicated the implementation of the proposed project would not result in any significant
immitigable adverse cumulative noise impacts. As a result, no significant adverse cumulative noise
impacts would occur.

3.12.4 MITIGATION MEASURES
Construction and operational activities must conform to the City of El Monte Noise Control Ordinance. In
addition, the following mitigation measure is required to mitigate potential construction noise impacts:
Mitigation Measure No. 17 (Noise Impacts). The developer shall install double-paned windows in
each unit that abuts the industrial uses as a means to further reduce noise levels. The installation of
double-paned windows can reduce noise by up to 20% and well-designed vinyl frames can help reduce
it by as much as 50%.
Mitigation Measure No. 18 (Noise Impacts). Each dwelling unit shall be constructed with weatherstripped solid core exterior doors and exterior wall/roof assemblies insulated to further reduce interior
ambient noise levels. This mitigation measure will reduce the noise levels by approximately 6 dB.
Mitigation Measure No. 19 (Noise Impacts). The Applicant shall ensure that the contractors conduct
demolition and construction activities between the hours of 7:00 AM and 6:00 PM on weekdays and
9:00 AM to 5:00 PM on Saturdays, with no construction permitted on Sundays or Federal holidays.
Mitigation Measure No. 20 (Noise Impacts). The Applicant shall ensure that the contractors use
construction equipment that includes working mufflers and other sound suppression equipment as a
means to reduce machinery noise.
Mitigation Measure No. 21 (Noise Impacts). The Applicant shall notify the nearby residents along
Rowland Avenue as to the times and duration of construction activities at least 10 days before the
commencement of construction activities. In addition to the notification of the individual residences,
signage must be placed on the construction security fences that would be located along the project site.
The individual signs must clearly identify a contact person (and the phone number) that local residents
may call to complain about noise related to construction and/or operations. Upon reception of a
complaint, the contractor must respond immediately by reducing noise to acceptable levels. In
addition, all complaints and subsequent communication between the affected residents and
contractors must be forwarded to the City’s Economic Development Department.
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3.13 POPULATION & HOUSING IMPACTS
3.13.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant impact on housing and
population if it results in any of the following:
●

A substantial growth in the population within an area, either directly or indirectly related to a
project;

●

The displacement of a substantial number of existing housing units, necessitating the construction
of replacement housing; or,

●

The displacement of substantial numbers of people, necessitating the construction of replacement
housing.

3.13.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project induce substantial population growth in an area, either directly or indirectly (e.g.,
through projects in an undeveloped area or extension of major infrastructure)? ● Less than
Significant Impact.
The proposed project is anticipated to add approximately 281 residents to the City based upon the number
of units being constructed and the average household size for the City taken from the United States Census
Bureau website (the average household size according to the 2010 United States Census Bureau is 3.90
persons per household). According to the Growth Forecast released by SCAG in conjunction with the
Regional Transportation Plan for 2012-2035, the City of El Monte is projected to have 140,100 residents by
2035.119 The City has a total population of 113,475 according to 2010 Census.120 According to the most
recent Department of Finance Estimates (January 1, 2015), the City’s current population is estimated to be
115,774 persons. The projected population increase of 281 from the proposed project’s implementation is
within the population projection provided by SCAG.
The proposed project involves the construction of 72 town home and condominium units that will be built
on a vacant underutilized property that is surrounded by urban development. Growth-inducing impacts
are generally associated with the provision of urban services to an undeveloped or rural area. The
variables that typically contribute to growth-inducing impacts are identified in Table 3-10. As indicated in
Table 3-10, the proposed project will not result in any significant growth-inducing impacts. Therefore,
implementation of the project will result in impacts that are considered to be less than significant.

Southern California Association of Governments Regional Transportation Plan 2012-2035, Growth Forecast Appendix. Adopted
April 2012.

119

120

United States Census Bureau. El Monte (city), California. http://quickfacts.census.gov/qfd/states/06/0622230.html
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Table 3-10
Potential Growth-Inducing Impacts
Factor Contributing to Growth
Inducement

Project’s Potential Contribution

Basis for Determination

New development in an area presently
undeveloped and economic factors
which may influence development.

The proposed project would promote
development of an underutilized parcel.

The new development would promote
development consistent with the General
Plan Policies for infill development.

Extension of roadways and other
transportation facilities.

The proposed project would not involve
the extension or modification of any offsite existing roadways.

The only off-site improvements include
those required to facilitate access to the
project site.

Extension of infrastructure and other
improvements.

No other off-site water, sewer, and other
critical infrastructure improvements are
anticipated.

The only infrastructure improvements
would be designed to serve the proposed
project site only.

Major off-site public projects
(treatment plants, etc).

No major facilities are proposed at this
time.

No off-site facilities would be required to
accommodate the projected demand for
wastewater treatment or water.

The housing requiring replacement
housing elsewhere.

The project does not involve the removal
or the replacement of existing affordable
or subsidized housing units.

N0 subsidized affordable housing would
be affected by the proposed project.

Additional population growth leading
to increased demand for goods and
services.

The proposed project would not result in
long-term growth in employment.

The proposed project will not result in
long term employment generation.

Short-term growth inducing impacts
related to the project’s construction.

The proposed project may result in the
creation of new construction
employment.

Short-term increases in construction
employment are considered a beneficial
impact.

Source: Blodgett/Baylosis Environmental Planning. 2015.

B. Would the project displace substantial numbers of existing housing, necessitating the construction of
replacement housing elsewhere? ● No Impact.
As discussed previously, the project site is currently vacant and there are no housing units located on-site.
In addition, the proposed project will be restricted to the project site and will not displace or otherwise
affect the residential units located to the east. The following subsection 3.13.2.C identifies mitigation that
addressed the homeless encampment located within the project site. However, no impacts related to
housing unit displacement will occur.
C. Would the project displace substantial numbers of people, necessitating the construction of
replacement housing elsewhere? ● Less than Significant Impact with Mitigation.
The project site is currently vacant and no occupied housing units will be affected by the proposed project;
however, there is a homeless encampment located within the central portion of the project site. The
implementation of the proposed project will displace the homeless occupant(s) that are present on-site.
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As a result, the following mitigation is required:
●

As part of the project’s mitigation monitoring, the preparers of the IS/MND shall contact the
appropriate Homeless/Prevention Service Provider to conduct a site visit site and interview the
homeless occupant(s) to assess the situation and determine the appropriate services needed to aid
the individual(s).

Adherence to the required mitigation will reduce potential impacts to levels that are less than significant.

3.13.3 CUMULATIVE IMPACTS
The analysis of potential population and housing impacts indicated that no impacts would result from the
proposed project’s implementation. As a result, no cumulative housing and population impacts would
occur.

3.13.4 MITIGATION MEASURES
The analysis of potential population and housing impacts indicated that the following mitigation measure
is required:
Mitigation Measure No. 22 (Population & Housing Impacts). As part of the project’s mitigation
monitoring, the preparers of the IS/MND shall contact the appropriate Homeless/Prevention Service
Provider to conduct a site visit site and interview the homeless occupant(s) to assess the situation and
determine the appropriate services needed to aid the individual(s).
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3.14 PUBLIC SERVICES IMPACTS
3.14.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on public
services if it results in any of the following:
●

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental impacts
in order to maintain acceptable service ratios, response times, or other performance objectives
relative to fire protection services;

●

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental impacts
in order to maintain acceptable service ratios, response times, or other performance objectives
relative to police protection services;

●

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental impacts
in order to maintain acceptable service ratios, response times, or other performance objectives
relative to school services; or,

●

A substantial adverse physical impact associated with the provision of new or physically altered
governmental facilities, the construction of which would cause significant environmental impacts
in order to maintain acceptable service ratios, response times, or other performance objectives
relative to other government services.

3.14.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, the construction of which would cause significant
environmental impacts in order to maintain acceptable service ratios, response times, or other
performance objectives relative to fire protection services? ● Less than Significant Impact with
Mitigation.
The Los Angeles County Fire Department (LACFD) provides fire protection services in the City of El
Monte. The City is located within the service boundaries of Battalion 10. The first response station to the
project site is Station No. 166, located at 3615 Santa Anita Avenue in the City of El Monte.121 According to
the City’s General Plan, the fire staff has a policy to respond to a call within five minutes.122 The proposed
residential development will be required to adhere to any conditions prescribed by the LACFD (compliance
with applicable codes and ordinances including those related to emergency access, fire flows, etc.). In

121

City of El Monte. Los Angeles County Fire Department. http://www.ci.el-monte.ca.us/Government/LACountyFireDept.aspx

122

City of El Monte. City of El Monte General Plan, Public Services and Facilities Element. June 2011.
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addition, the proposed project would also be required to adhere to all pertinent site and building design
regulations.
Compliance with the following mitigation as well as the pertinent codes and ordinances, would reduce the
impacts to levels that are less than significant:
●

The proposed project will undergo review by the Los Angeles County Fire Department to ensure
that sprinklers, hydrants, fire flow, etc. are adequate in meeting the Department’s requirements.

●

The Applicant shall install signage along the internal private street stating “No Parking Anytime”
to ensure proper fire equipment access.

The aforementioned requirements will reduce the potential impacts to levels that are less than significant.

B. Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, the construction of which would cause significant
environmental impacts in order to maintain acceptable service ratios, response times, or other
performance objectives relative to police protection? ● Less than Significant Impact with Mitigation.
Law enforcement services within the City are provided by the El Monte Police Department (EMPD) which
serves the community from two police stations: the main station is located at 11333 Valley Boulevard and a
secondary facility located at 10503 Valley Boulevard. The El Monte Police Department is staffed with 161
police officers, 91 civilian staff and four K-9 units.123 The El Monte Police Department has divided the City
into five geographic “reporting areas” or “beats.” Each officer assigned to a beat is responsible to enforce
all laws and preventing crime from occurring. A patrol officer is assigned a Reporting District (R.D.) where
he/she is familiar with the residents and businesses in their area.124 According to the City’s General Plan
EIR, the City’s average response time for Priority 1 calls, which are conflicts in progress, is 4 minutes and
40 seconds.125 The proposed project is not anticipated to interfere with, or generate traffic that will
interfere with any identified police patrol routes, though no information on police patrol routes was found.
The completion of the 72 proposed residential units would potentially result in increase calls for service;
however, the proposed project will neither disrupt the “beats” that have been implemented by Police
Department Staff, nor interfere or add to the average police response time since the project site is located
1.62 miles to the northwest of the EMPD station. To ensure the proposed residential project elements
adhere to the City’s security requirements, the following mitigation will be required:
●

The El Monte Police Department will revisit the site plan for the planned residential development
to ensure that the development adheres to the EMPD requirements.

As a result, the proposed project’s law enforcement service impacts are less than significant.

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.

123

124

City of El Monte. Police, Field Services, Patrol. Site accessed July 13, 2015.

125

City of El Monte. Final City of El Monte General Plan and Zoning Code Update Environmental Impact Report, Section 5.11.2
Police Protection. May 2011.
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C. Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, the construction of which would cause significant
environmental impacts in order to maintain acceptable service ratios, or other performance
objectives relative to school services? ● Less than Significant Impact.
The project site is located within the attendance boundaries of the El Monte City School District,
Rosemead School District, and the El Monte Union High School District.126 As indicated previously, the
proposed project will involve the construction of 72 new residential units. The proposed project will be
served by Shirpser Elementary School (0.33 miles to the east), Muscatel Intermediate School (1.18 miles to
the west), and Rosemead High School (0.90 miles to the west).127
Student enrollment generation rates are used for single-family and multi-family units. Student generation
rates were obtained from the State of California Office of Public School Construction and these rates are
used by both the El Monte Union High School District and the El Monte City Schools District. These rates
and the proposed project’s potential contribution include the following:
●

0.4 Elementary School (grades K to 6) students per unit = 29 elementary school students;

●

0.1 Middle School (grades 7 to 8) students per unit = seven middle school students; and,

●

0.2 High School (grades 9 to 12) students per unit = 14 high school students.128

The proposed project would result in a potential 50 new students. The project developer would be
required to pay any pertinent development fees to the local school districts. As a result, the proposed
project’s impacts on school facilities are anticipated to be less than significant.
D. Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental facilities, the construction of which would cause significant
environmental impacts in order to maintain acceptable service ratios, response times, or other
performance objectives relative to other governmental services? ● Less than Significant Impact.
No new governmental services will be needed to serve the proposed project is not expected to have any
impact on existing governmental services. As a result, no impacts are anticipated.

3.14.3 CUMULATIVE IMPACTS
The proposed project’s implementation will result in an incremental increase in the demand for police and
fire service calls. The developer will be required to pay all pertinent development fees and to ensure that
the site plans and project are consistent with the most recent fire codes and safety measures outlined by

126

Phone call with a representative from Muscatel Intermediate School.

127

Google Earth. Site accessed May 4, 2015

128

City of El Monte. Final City of El Monte General Plan and Zoning Code Update Environmental Impact Report, Section 5.11.2
School Services. May 2011.

SECTION 3.14 ● PUBLIC SERVICES IMPACTS

PAGE 123

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

the Los Angeles County Fire Department (LACFD) and the El Monte Police Department. No new facilities
would be required to accommodate the proposed use. As a result, no cumulative impacts are anticipated.

3.14.4 MITIGATION MEASURES
The analysis determined that the following mitigation would be required to address potential impacts to
public services. These mitigation measures are identified below:
Mitigation Measure No. 23 (Public Service Impacts). The proposed project will undergo review by the
Los Angeles County Fire Department to ensure that sprinklers, hydrants, fire flow, etc. are adequate in
meeting the Department’s requirements.
Mitigation Measure No. 24 (Public Service Impacts). The Applicant shall install signage along the
internal private street stating “No Parking Anytime” to ensure proper fire equipment access.
Mitigation Measure No. 25 (Public Service Impacts). The El Monte Police Department (EMPD) will
revisit the site plan for the planned residential development to ensure that the development adheres to
the EMPD requirements.
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3.15 RECREATION IMPACTS
3.15.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on the
environment if it results in any of the following:
●

The use of existing neighborhood and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would occur or be accelerated; or,

●

The construction or expansion of recreational facilities, which might have an adverse physical
effect on the environment.

3.15.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial physical deterioration of the facility would occur or be accelerated? ●
Less than Significant Impact.
The City of El Monte’s Parks and Recreation Division is responsible for recreational services in the City.
There are 12 City facilities available to City residents.129 The implementation of the proposed project will
result in a population increase of 281 persons. No existing or proposed parks are located in the vicinity
that would be physically impacted by the project. The nearest public park is Gibson Mariposa Park,
located 0.34 miles east of the project site.130 In addition, the proposed development will include
approximately 28,677 square feet of open space for recreational use by the future residents. In addition,
the project Applicant will be required to pay Quimby Act fees (park development fees) to the City to offset
any potential impacts to the City’s parks and recreation facilities. The City’s General Plan has established a
standard of two acres of parkland for each 1,000 residents. In order to meet the aforementioned standard,
the City will need to dedicate approximately 0.56-acres of additional parkland to accommodate the
project’s additional 281 residents; however, the payment of all pertinent park development and/or Quimby
Act fees will reduce potential impacts to parks and recreational facilities to levels that are less than
significant.
B. Would the project affect existing recreational facilities or require the construction or expansion of
recreational facilities that might have an adverse physical effect on the environment? ● Less than
Significant Impact.
As indicated in the previous section, the implementation of the proposed project would not physically affect
any existing parks and recreational facilities in the City. The nearest public park is Gibson Mariposa Park,
located approximately 0.34 miles to the east. As indicated in Subsection 3.15.2.A, the City will need
approximately 0.56-acres of additional parkland to offset the increase in demand for parks that will be

129

http://www.ci.el-monte.ca.us/Government/ParksandRecreation/ParksRecreation.aspx

130

Google Earth. Site accessed April 21, 2015.
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generated by the implementation of the proposed project. The City of El Monte General Plan indicated that
the dedication of two-acres of parkland for every 1,000 residents may not be feasible due to the built out
nature of the City. As an alternative the project Applicant will be required to pay all pertinent Quimby Act
fees and/or park development fees to the City to offset any potential impacts to the City’s parks and
recreation facilities. In addition, the project will also include 28,677 square feet of open space and ample
recreational options including barbeque patios, sandpits and jungle gym equipment, and badminton
courts. As a result, on park facilities is expected to be less than significant.

3.15.3 CUMULATIVE IMPACTS
The analysis determined the proposed project would not result in any potential impact on recreational
facilities and services. As a result, no cumulative impacts on recreational facilities would result from the
proposed project’s implementation.

3.15.4 MITIGATION MEASURES
The analysis of potential impacts related to parks and recreation indicated that no impacts would result
from the proposed project’s implementation. As a result, no mitigation measures are required.
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3.16 TRANSPORTATION & CIRCULATION IMPACTS
3.16.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project would normally have a significant adverse impact on traffic
and circulation if it results in any of the following:
●

A conflict with an applicable plan, ordinance, or policy establishing measures of effectiveness for
the performance of the circulation system, taking into account all modes of transportation
including mass transit and non-motorized travel and relevant components of the circulation
system, including but not limited to, intersections, streets, highways and freeways, pedestrian and
bicycle paths, and mass transit;

●

A conflict with an applicable congestion management program, including but not limited to, level
of service standards and travel demand measures, or other standards established by the County
Congestion Management Agency for designated roads or highways;

●

Results in a change in air traffic patterns, including either an increase in traffic levels or a change
in the location that results in substantial safety risks;

●

Substantially increases hazards due to a design feature (e.g., sharp curves or dangerous
intersections) or incompatible uses (e.g., farm equipment);

●

Results in inadequate emergency access; and,

●

A conflict with adopted policies, plans or programs regarding public transit, bicycle or pedestrian
facilities, or otherwise decrease the performance or safety of such facilities.

For analysis of level of service at signalized intersections, City of El Monte has designated the ICU
methodology as the desired tool. The concept of roadway level of service under the ICU methodology is
calculated as the volume of vehicles at the critical movements that pass through the facility divided by the
capacity of that facility. A 10 percent adjustment to the clearance and loss time factor based on the critical
phases of the signalized control was included in the traffic analysis. A facility is “at capacity” (ICU value of
1.00 or greater) when extreme congestion occurs. This value is a function of hourly volumes and approach
lane configurations on each leg of the intersection. Level of service values range from LOS A to LOS F.
LOS A indicates excellent operating conditions with little delay to motorists, whereas LOS F represents
congested conditions with excessive vehicle delay. LOS E is typically defined as the operating “capacity” of
a roadway.131 Brief descriptions of the six levels of service for signalized intersections are shown in Table 311 provided on the following page.

131
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Table 3-11
Level of Service Definitions
Level of Service

V/C Ratio or ICU
(signalized)

Control Delay in Seconds
(unsignalized)

A

0.00 – 0.60

0.0 – 10.0 seconds

B

0.61 – 0.70

10.1 – 15.0 seconds

C

0.71 – 0.80

15.1 – 25.0 seconds

D

0.81 – 0.90

25.1 – 35.0 seconds

E

0.91 – 1.00

35.1 – 50.0 seconds

F

1.01 or greater

50.1 seconds or greater

Source:

Highway Capacity Manual, Transportation Research Board, Special Report
No. 209, Washington, D.C., 2000.

Table 3-12 provides a description of each specific level of service grade (LOS A through LOS F).
Table 3-12
Level of Service Descriptions
LOS

Description

A

No approach phase is fully utilized by traffic, and no vehicle waits longer than one red indication.
Typically, the approach appears quite open, turns are made easily, and nearly all drivers find
freedom of operation.

B

This service level represents stable operation, where an occasional approach phase is fully utilized
and a substantial number are nearing full use. Many drivers begin to feel restricted within platoons
of vehicles.

C

This level still represents stable operating conditions. Occasionally drivers may have to wait
through more than one red signal indication, and backups may develop behind turning vehicles.
Most drivers feel somewhat restricted, but not objectionably so.

D

This level encompasses a zone of increasing restriction approaching instability at the intersection.
Delays to approaching vehicles may be substantial during short peaks within the peak period;
however, enough cycles with lower demand occur to permit periodic clearance of developing queues,
thus preventing excessive backups.

E

Capacity occurs at the upper end of this service level. It represents the most vehicles that any
particular intersection approach can accommodate. Full utilization of every signal cycle is seldom
attained no matter how great the demand.

F

This level describes forced flow operations at low speeds, where volumes exceed capacity. These
conditions usually result from queues of vehicles backing up from a restriction downstream. Speeds
are reduced substantially, and stoppages may occur for short or long periods of time due to the congestion. In the extreme case, both speed and volume can drop to zero.

Source:

Highway Capacity Manual, Transportation Research Board, Special Report No. 209, Washington,
D.C., 2000.
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Per the City’s General Plan Circulation Element (2011), the City desires to maintain LOS D throughout the
City, except that LOS E may occur in the following circumstances:
•
•
•
•

Intersections/roadways at, or adjacent to, freeway ramps;
Intersections/roadways on major corridors and transit routes;
Intersections/roadways on truck routes; and,
Intersections/roadways in, or adjacent to, commercial districts.132

Therefore, a project would have a significant impact if it resulted in an increase in the V/C ratio of an
intersection operating at LOS E or F according to the Circulation Element (refer to Table 3-12).
Table 3-13
Significance Criteria
Level of Service

Final V/C Ratio

Project-Related Increase in V/C

E, F

> 0.900

equal to or greater than 0.010

Source: Highway Capacity Manual, Transportation Research Board, Special Report
No. 209, Washington, D.C., 2000.

For intersections significantly impacted by the project in the weekday AM and/or PM peak hours,
mitigation measures would be provided to bring the intersection LOS back to baseline (i.e., “before
project”) LOS levels. Once an unsignalized intersection is found to operate at LOS E or F, a traffic signal
warrant consistent with the Manual of Uniform Traffic Control Devices (MUTCD) would need to be
prepared to determine whether signalization of the intersections would be warranted. If the proposed
project causes a traffic signal warrant to be met, that would be considered a significant impact.133 This
traffic study analyzed the following traffic scenarios:
●

132

133

Existing Conditions at Start of Environmental Date. Baldwin Avenue was closed during the
scoping process in November 2014 and during the preparation of the traffic study in December
2014. Therefore, historical traffic counts from recent traffic studies for the three of the four study
intersections were identified in the scope and used. New traffic counts were not available during
the existing conditions analysis due to the Baldwin Avenue closure. Traffic counts from recent
traffic studies were used since they represented existing traffic conditions prior to the Baldwin
Avenue closure at the railroad crossing, north of Valley Boulevard, as part of the Alameda
Corridor-East Construction Authority improvements. These traffic counts were used for three of
the four study intersections (Rowland Avenue/Valley Boulevard, Temple City Boulevard/Valley
Boulevard, and Baldwin Avenue/Valley Boulevard) and were provided and authorized by the City
in November 2014 which was before the opening of the Baldwin Avenue in March 2015. The
existing conditions analysis was conducted for these intersections in November 2014 when
Baldwin Avenue was closed. At the time of the Baldwin Avenue closure, there were no recent
historical traffic counts for the Baldwin Avenue and Rose Avenue intersection. Traffic volumes on
Baldwin Avenue at Valley Boulevard were used to estimate the Baldwin Avenue traffic volumes at

KOA Corporation. Traffic Impact Study for Proposed Residential Project at 4121-4143 Rowland Ave, El Monte. April 30, 2015.
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Rose Avenue. Traffic volumes for Rose Avenue will be estimated based on a general calculation of
residential trips east and west of the Baldwin Avenue and Rose Avenue intersection. Fieldwork
within the study area was undertaken to identify the condition of key study area roadways
including traffic control and approach lane configuration at each study intersection, and on-street
parking restrictions.
●

Existing plus Project. Based on the traffic that is projected for the proposed project and the traffic
count totals, an Existing plus Project Condition scenario was analyzed per the Sunnyvale and
Expo Line California Environmental Quality Act (CEQA) court case decisions that states impacts
should be analyzed against existing conditions.

●

Opening Year (late 2017/early 2018) without Project. In order to account for traffic growth in the
study area, an ambient/background traffic growth rate was applied to the existing traffic counts.
In addition, traffic from related/area projects (approved and pending developments) was also
added to the study area.

●

Opening Year (late 2017/early 2018) with Project. Based on the Opening Year (late 2017/early
2018) without Project volumes plus traffic from the proposed project, the Opening Year (late
2017/early 2018) with Project traffic volume conditions were determined and analyzed.134

The project study area, as defined through a scoping document submitted and consultation with the City of
El Monte staff, includes the following four study intersections:
●

Intersection No. 1. Rowland Avenue / Valley Boulevard;135

●

Intersection No. 2. Temple City Boulevard / Valley Boulevard;

●

Intersection No. 3. Baldwin Avenue / Rose Avenue; and,

●

Intersection No. 4. Baldwin Avenue / Valley Boulevard.

Exhibit 3-11 illustrates the locations of the study intersections. The traffic study is provided in Appendix D
of this document.

134
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A traffic signal is planned at the Rowland Avenue and Valley Boulevard intersection as part of the Hilton project and was analyzed
as a signalized intersection. Note: the Hilton project is currently under construction.
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STUDY INTERSECTION LOCATIONS

EXHIBIT 3-11
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3.16.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project cause a conflict with an applicable plan, ordinance, or policy establishing
measures of effectiveness for the performance of the circulation system, taking into account all
modes of transportation including mass transit and non-motorized travel and relevant components
of the circulation system, including but not limited to, intersections, streets, highways and freeways,
pedestrian and bicycle paths, and mass transit? ● Less than Significant Impact.
A scoping document was shared with the City as the first step in the traffic analysis, in order to define the
study area and other major details. For the analysis of Level of Service (LOS) at signalized intersections,
the Intersection Capacity Utilization (ICU) methodology was utilized in this study. The concept of roadway
level of service under the ICU methodology is calculated as the volume of vehicles that pass through the
facility divided by the design capacity of that facility. A facility is “at capacity” (v/c of 1.00 or greater) when
extreme congestion occurs. This volume/capacity ratio value is based upon volumes by lane, signal
phasing, and approach lane configuration. For this analysis, a lane capacity of 1,600 vehicles per hour per
lane for all through lanes and turn lanes, a lane capacity of 2,880 vehicles per hour per lane for dual turn
lanes and a total loss time of 10% were used. The following describes the study methodology contained in
this report.136

136

●

Fieldwork within the study area was undertaken to identify the condition of key study area
roadways including traffic control and approach lane configuration at each study intersection, and
on-street parking restrictions. The existing level of service (LOS) at each of the study intersections
is discussed in this section.

●

Project trip generation was based on trip rates defined by the Institute of Transportation
Engineers (ITE) Trip Generation, 9th Edition. The detailed methodology utilized for the project
trip generation and distribution calculations is discussed in this section.

●

Based on the traffic that is projected for the proposed project and the traffic count totals, an
existing with project conditions scenario was analyzed per the Sunnyvale and Expo Line California
Environmental Quality Act (CEQA) court case decisions that states impacts should be analyzed
against existing conditions. The level of service values for existing with project conditions at the
study intersections are discussed in this analysis.

●

In order to account for traffic growth in the study area, an ambient/background traffic growth rate
was applied to the existing traffic counts. In addition, traffic from related/area projects (approved
and pending developments) was also added to the study area. The level of service values at the
study intersections for Opening Year (late 2017/early 2018) Without Project conditions are
discussed herein this report.

●

Based on the Opening Year (late 2017/early 2018) Without Project volumes plus traffic from the
proposed project, the Opening Year (late 2017/early 2018) With Project traffic volume conditions
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were determined and analyzed. The level of service values at the study intersections for Opening
Year (late 2017/early 2018) With Project conditions are considered within the analysis.137
The key roadways within the study area are described below. The discussion presented here is limited to
specific roadways that traverse the study intersections and provide direct access to the project site.
Exhibit 3-12 illustrates the existing traffic controls and approach lane geometries at the study intersections.
●

Temple City Boulevard is a north-south roadway located west of the project site. This roadway is
designated as a Minor Arterial in the City of Rosemead General Plan. Temple City Boulevard
provides two travel lanes in each direction in the study area. The posted speed limit on Temple
City Boulevard is 35 miles per hour (mph) north of Valley Boulevard and 40 miles per hour south
of Valley Boulevard within the study area. The City of El Monte and City of Rosemead General
Plans also designates Temple City Boulevard as a truck route. On-street parking is permitted on
both sides of Temple City Boulevard within the study area.138

●

Baldwin Avenue is a north-south roadway located east of the project site. This roadway is
designated as a Major Arterial in the City of El Monte General Plan. Baldwin Avenue provides two
travel lanes in each direction in the study area. The posted speed limit on Baldwin Avenue within
the study area is 35 mph. The City of El Monte General Plan also designates Baldwin Avenue as a
truck route. On-street parking is permitted on both sides of Baldwin Avenue within the study
area.139

●

Valley Boulevard is an east-west roadway located south of the project site. Valley Boulevard is
designated as a Major Arterial in the City of El Monte General Plan. This roadway provides two
travel lanes each direction. In the City of Rosemead General Plan, Valley Boulevard is designated
as a Major Arterial. The City of Rosemead General Plan and the El Monte General Plan also
designate Valley Boulevard as a truck route. The posted speed limit is 35 mph and on-street
parking is allowed along this roadway within the study area.140

●

Rowland Avenue is a north-south roadway that borders the project site to the east. This roadway is
a local street that provides two travel lanes in each direction in the study area. On-street parking is
permitted on both sides of Rowland Avenue within the study area.141

●

Rose Avenue is an east-west roadway located east of the project site. This roadway is a local street
that provides two travel lanes in each direction in the study area. On-street parking is permitted
on both sides of Rose Avenue within the study area.142

137
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EXHIBIT 3-12
EXISTING INTERSECTION LANE CONFIGURATIONS AND CONTROLS
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Baldwin Avenue was closed north of Valley Boulevard during the preparation of the scoping document and
this traffic study in November 2014. Baldwin Avenue is planned to be grade separated with the railroad as
part of an underpass project for the Alameda Corridor-East Construction Authority and opened in March
2015. Traffic counts from previous recent traffic studies were available and they were used to represent
existing traffic conditions prior to the Baldwin Avenue closure.143
Traffic counts from recent traffic studies were used for the Rowland Avenue/Valley Boulevard, Temple City
Boulevard/Valley Boulevard, and Baldwin Avenue/Valley Boulevard study intersections, and were
provided and authorized by the City. The traffic counts were increased by a 0.82% annual growth factor,
based on rates from the Regional Statistical Area 25 of the 2010 Los Angeles County Congestion
Management Program. These adjusted traffic volumes represent existing conditions. At the time of the
Baldwin Avenue closure, there are no historical traffic counts for the Baldwin Avenue and Rose Avenue
intersection. Traffic volumes on Baldwin Avenue at Valley Boulevard were used to estimate the Baldwin
Avenue traffic volumes at Rose Avenue. Traffic volumes for Rose Avenue were estimated based on a
general calculation of residential trips east and west of the Baldwin Avenue and Rose Avenue
intersection.144
The historical intersection counts were collected on a weekday from 7:00 AM to 9:00 AM and from 4:00
PM to 6:00 PM. The highest four consecutive 15-minute vehicle counts during the AM and PM time
periods were used to determine the peak-hour traffic volumes at each intersection. The existing weekday
AM peak-hour and PM peak-hour traffic turn movement volumes are illustrated in Exhibits 3-13 and 3-14,
respectively. The traffic count data sheets are provided in Appendix B of the traffic study. Based on the
intersection lane configurations and controls depicted in Exhibit 3-12 and the existing traffic volumes
illustrated in Exhibits 3-13 and 3-14, volume-to-capacity ratios and corresponding levels of service (LOS)
were determined for each of the study intersections during the weekday AM and PM peak hours.145
Table 3-14 summarizes the volume-to-capacity ratios and LOS values for existing traffic conditions. The
existing traffic analysis scenario worksheets are provided in Appendix C of this report. As shown in Table
3-14, two of the four study intersections are currently operating at LOS D or better during the weekday AM
and PM peak hours. The Temple City Boulevard and Valley Boulevard intersection is operating at LOS E in
the AM peak hour, and the Baldwin Avenue and Valley Boulevard intersection is operating at LOS F in the
PM peak hour.146

143
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EXHIBIT 3-13
EXISTING WEEKDAY AM PEAK HOUR TRAFFIC VOLUMES
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EXHIBIT 3-14
EXISTING WEEKDAY PM PEAK HOUR TRAFFIC VOLUMES
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Table 3-14
Existing Conditions of Study Intersections
Intersection

1. Rowland Ave. & Valley Blvd.

2. Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Peak
Hour

VC

LOS

AM

0.535

A

PM

0.494

A

AM

0.957

E

PM

0.784

C

AM

0.468

A

PM

0.542

A

AM

0.826

D

PM

1.080

F

Source: KOA Corporation.

The project trip generation estimates were based on trip rates defined by the Institute of Transportation
Engineers (ITE) publication Trip Generation (9th Edition). Trip rates for the apartment land use were
utilized to calculate the trip generation for the proposed project. The trip rates and the associated project
trip generation forecasts are provided in Table 3-15. The proposed project would generate approximately
418 daily weekday trips including 32 trips during the AM peak hour and 37 trips during the PM peak
hour.147
Table 3-15
Project Trip Generation Estimates
AM Peak Hour
Land Use

Size/Units

PM Peak Hour

Daily
In

Out

Total

In

Out

Total

Trips Rates
Condominium (ITE Code 220)

Trips/Unit

5.81

17%

83%

0.44

67%

33%

0.52

72 Units

418

5

27

32

25

12

37

Trip Generation
Condominium

Source: Trip rates from Trip Generation, 9th Edition, Institute of Transportation Engineers, 2012.

Trip distribution is the process of assigning the directions from which traffic will access a project site. Trip
distribution is dependent upon the land use characteristics of the project, the local roadway network, and
the general locations of other land uses to which project trips would originate or terminate. Exhibit 3-15
illustrates the project trip distribution percentages at the study intersections that were used for the traffic
147
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impact analysis. Based on the trip generation and distribution assumptions described above, project traffic
was assigned to the roadway system. Exhibits 3-16 and 3-17 illustrate the project’s trips for the weekday
AM and PM peak hours, respectively.148
The Existing with project traffic volumes for the weekday AM and PM peak hour are illustrated on
Exhibits 3-18 and 3-19, respectively. Table 3-16 summarizes the resulting V/C and LOS values at the study
intersections for the existing with project conditions. The existing with project traffic analysis worksheets
are provided in Appendix D of this report.
Two of the four study intersections would continue to operate at LOS D or better during the weekday AM
and PM peak hours. The Temple City Boulevard and Valley Boulevard intersection will continue to operate
at LOS E in the AM peak hour, and the Baldwin Avenue and Valley Boulevard intersection will continue to
operate at LOS F in the PM peak hour.149
Table 3-16
Intersection Performance – Existing with Project
Intersection

1. Rowland Ave. & Valley Blvd.

Peak
Hour

VC

LOS

AM

0.545

A

PM

0.506

A

AM

0.959

E

PM

0.789

C

AM

0.478

A

PM

0.546

A

AM

0.829

D

PM

1.084

F

2.Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Source: KOA Corporation.

In order to acknowledge regional population and employment growth outside of the study area, an
ambient/background traffic growth rate was applied to the existing traffic counts. An annual growth rate
of 0.82% from Regional Statistical Area 25 of the 2010 Los Angeles County Congestion Management
Program was used for this purpose. This annual growth factor is based on traffic growth from 2010 to
2020. Thus, a three-year growth factor of 1.0246 (0.82% annual growth rate X 3 years) was applied to
existing traffic counts to define the Opening Year (late 2017/early 2018) without Project conditions. This
annual growth rate was included in the scoping document provided to the City of El Monte.150
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EXHIBIT 3-15
PROJECT TRIP DISTRIBUTION
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EXHIBIT 3-16
PROJECT TRIP ASSIGNMENT – WEEKDAY AM PEAK HOUR
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EXHIBIT 3-17
PROJECT TRIP ASSIGNMENT – WEEKDAY PM PEAK HOUR
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EXHIBIT 3-18
EXISTING WITH PROJECT – WEEKDAY AM PEAK HOUR TURN VOLUMES
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EXHIBIT 3-19
EXISTING WITH PROJECT – WEEKDAY PM PEAK HOUR TURN VOLUMES
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In addition to the application of the ambient traffic growth rate, traffic from related/area projects
(approved and pending developments) was also included as part of the year-2017 analysis. Forty-six
related projects were identified for inclusion in the traffic impact analysis. Exhibit 3-20 illustrates the
locations of the related projects and Appendix E of the traffic study summarizes the trip generation.
Related project traffic was distributed to the surrounding street system in the study area for the weekday
AM and PM peak hours.151 The related project volumes figures for the weekday AM and PM peak hours are
also provided in Appendix E of the traffic report.
The Opening Year (late 2017/early 2018) without Project traffic volumes for the weekday AM and PM
peak hour are illustrated in Exhibits 3-21 and 3-22, respectively. Table 3-17 summarizes the V/C and LOS
values at the study intersections under this scenario. The Opening Year (late 2017/early 2018) without
Project traffic analysis worksheets are provided in Appendix F of this report. Two of the four study
intersections are projected to operate at LOS D or better during the analyzed peak hours. The Temple City
Boulevard and Valley Boulevard intersection will operate at LOS F in the AM peak hour and at LOS E in
the PM peak hour, and the Baldwin Avenue and Valley Boulevard intersection will operate at LOS E in the
AM peak hour and at LOS F in the PM peak hour.152
Table 3-17
Intersection Performance – Opening Year (late 2017/early 2018) without Project
Intersection

1. Rowland Ave. & Valley Blvd.

Peak
Hour

VC

LOS

AM

0.590

A

PM

0.581

A

AM

1.025

F

PM

0.906

E

AM

0.495

A

PM

0.578

A

AM

0.982

E

PM

1.251

F

2.Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Source: KOA Corporation.
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EXHIBIT 3-20
LOCATIONS OF RELATED PROJECTS
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EXHIBIT 3-21
OPENING YEAR (LATE 2017/EARLY 2018) WITHOUT PROJECT – WEEKDAY AM PEAK
HOUR TURN VOLUMES
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EXHIBIT 3-22
OPENING YEAR (LATE 2017/EARLY 2018) WITHOUT PROJECT – WEEKDAY AM PEAK
HOUR TURN VOLUMES
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The Opening Year (late 2017/early 2018) with Project traffic volumes are illustrated in Exhibits 3-23 and
3-24 for the weekday AM and PM peak hours, respectively. Table 3-18 summarizes the resulting V/C and
LOS values at the study intersections for the future with project traffic conditions. The Opening Year (late
2017/early 2018) with Project traffic analysis worksheets are provided in Appendix G of this report. Two
of the four study intersections are projected to operate at LOS D or better during the analyzed peak hours.
The Temple City Boulevard and Valley Boulevard intersection will continue to operate at LOS F in the AM
peak hour and at LOS E in the PM peak hour, and the Baldwin Avenue and Valley Boulevard intersection
will continue to operate at LOS E in the AM peak hour and at LOS F in the PM peak hour.153
Table 3-18
Intersection Performance – Opening Year (late 2017/early 2018) with Project
Intersection

1. Rowland Ave. & Valley Blvd.

Peak
Hour

VC

LOS

AM

0.601

B

PM

0.584

A

AM

1.028

F

PM

0.912

E

AM

0.504

A

PM

0.581

A

AM

0.986

E

PM

1.255

F

2. Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Source: KOA Corporation.

Traffic impacts are identified if a proposed development will result in a significant change in traffic
conditions at a study intersection. A significant impact is typically identified if project-related traffic will
cause service levels to deteriorate beyond a threshold limit specified by the overseeing agency.154 The City
of El Monte has established specific thresholds for project-related increases in the Intersection Capacity
Utilization (ICU) values of signalized study intersections which is consistent with the Los Angeles County
Congestion Management Program (CMP). The following increases in peak-hour ICU values are considered
significant traffic impacts:
“The City desires to maintain a level of service (LOS) D throughout the City, except that
LOS E may occur in the following circumstances:
- Intersections/roadways at, or adjacent to, freeway ramps
- Intersections/roadways on major corridors and transit routes
- Intersections/roadways on truck routes
- Intersections/roadways in or adjacent to commercial districts”

153

154
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EXHIBIT 3-23
OPENING YEAR (LATE 2017/EARLY 2018) WITH PROJECT – WEEKDAY AM PEAK HOUR
TURN VOLUMES
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EXHIBIT 3-24
OPENING YEAR (LATE 2017/EARLY 2018) WITH PROJECT – WEEKDAY PM PEAK HOUR
TURN VOLUMES
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To determine whether the addition of project-generated trips at a signalized study intersection results in a
significant impact, the City of El Monte utilizes the following threshold of significance:
●

A significant impact occurs when a proposed project increases traffic demand at a signalized study
intersection by two percent or more of capacity (V/C / 0.02), causing or worsening LOS F (V/C >
1.00) for all intersections on major corridors, truck routes, commercial corridors at or adjacent to
freeway ramps, and at intersections at or adjacent to freeway ramps.

●

A significant impact occurs when a proposed project increases traffic demand at a signalized study
intersection by two percent or more of capacity (V/C / 0.02), causing or worsening LOS E (V/C >
0.90) for all intersections which are not on major corridors, truck routes, commercial corridors at
or adjacent to freeway ramps.155

Table 3-19 provides a summary of the project impacts under existing conditions. Traffic impacts created
by the proposed project were determined by comparing the existing scenario conditions to the existing
with project scenario conditions.
The proposed project would not create any significant traffic impacts at the study intersections under
existing with project conditions, during the weekday AM and PM peak hours. Project mitigation measures
are therefore not recommended for existing with project conditions.156
Table 3-19
Determination of Project Impacts – Existing with Project Conditions
Intersection

1. Rowland Ave. & Valley Blvd.

Peak
Hour

Existing + Project
Condition

Change
in VC

Signif.
Impact?

VC

LOS

VC

LOS

AM

0.535

A

0.545

A

0.010

No

PM

0.494

A

0.506

A

0.012

No

AM

0.957

E

0.959

E

0.002

No

PM

0.784

C

0.789

C

0.005

No

AM

0.468

A

0.478

A

0.010

No

PM

0.542

A

0.546

A

0.004

No

AM

0.826

D

0.829

D

0.003

No

PM

1.080

F

1.084

F

0.004

No

2. Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Existing
Condition

Source: KOA Corporation.
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Table 3-20 provides a summary of the project impacts under future conditions. Traffic impacts created by
the project were determined by comparing the Opening Year (late 2017/early 2018) without Project
scenario conditions to the Opening Year (late 2017/early 2018) with Project scenario conditions.
The proposed project would not create any significant traffic impact at the study intersections under
Opening Year (late 2017/early 2018) with Project conditions, during the weekday AM and PM peak hours.
Project mitigation measures are therefore not recommended for Opening Year (late 2017/early 2018) with
Project conditions.157
Table 3-20
Determination of Project Impacts – Opening Year (late 2017/early 2018) with Project
Intersection

1. Rowland Ave. & Valley Blvd.

Peak
Hour

Existing + Project
Condition

Change
in VC

Signif.
Impact?

VC

LOS

VC

LOS

AM

0.590

A

0.601

B

0.010

No

PM

0.601

A

0.584

A

0.012

No

AM

1.025

F

1.028

F

0.002

No

PM

0.906

E

0.912

E

0.005

No

AM

0.495

A

0.504

A

0.010

No

PM

0.578

A

0.581

A

0.004

No

AM

0.982

E

0.986

E

0.003

No

PM

1.251

F

1.255

F

0.004

No

2. Temple City Blvd. & Valley Blvd.

3. Baldwin Ave. & Rose Ave.

4. Baldwin Ave. & Valley Blvd.

Existing
Condition

Source: KOA Corporation.

The following summarizes the traffic study results, conclusions, and recommendations:
●

The proposed project would generate approximately 418 daily weekday trips including 32 trips
during the AM peak hour and 37 trips during the PM peak hour.

●

Based on the applied significant traffic impact criteria, the proposed project would not create any
significant traffic impacts at the study intersections under existing with Project and Opening
Year.158

As indicated previously, the number of trips generated by the proposed project will not be great enough to
result in a deterioration of an intersection’s LOS. As a result, the impacts are anticipated to be less than
significant.

157
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B. Would the project result in a conflict with an applicable congestions management program,
including but not limited to, level of service standards and travel demand measures, or other
standards established by the County Congestion Management Agency for designated roads or
highways? ● No Impact.
The CMP was created statewide because of Proposition 111 and was implemented locally by the Los
Angeles County Metropolitan Transportation Authority (Metro). The CMP for Los Angeles County
requires that the traffic impact of individual development projects of potentially regional significance be
analyzed. A specific system of arterial roadways plus all freeways comprises the CMP system. Per CMP
Transportation Impact Analysis (TIA) Guidelines, a traffic impact analysis is conducted where:
●

At a CMP arterial monitoring intersections, including freeway on-ramps or off-ramps, where the
proposed project will add 50 or more vehicle trips during either AM or PM weekday peak hours.

●

At a CMP mainline freeway-monitoring locations, where the project will add 150 or more trips, in
either direction, during the either the AM or PM weekday peak hours.

The nearest CMP arterial monitoring intersections to the project site are at Rosemead Boulevard and
Valley Boulevard (CMP Location 131) and Rosemead Boulevard and Garvey Avenue (CMP Location 142),
which is located approximately 3.5 miles west of the project site. Based on the trip generation and
distribution of the project as shown in Exhibits 3-16 and 3-17, it is not expected that 50 or more new
project-related trips per hour would be added at these CMP intersections. Therefore, no further analysis of
potential CMP impacts is required.
In addition, the proposed project is expected to add less than 150 new trips per hour, in either direction, to
any freeway segments based on the project trip generation defined in Table 3-15. Therefore, no further
analysis of CMP freeway monitoring stations is required. The proposed project is not anticipated to cause
a significant traffic impact on any CMP arterial monitoring intersections and mainline freeway-monitoring
locations. 159 As a result, no impacts are anticipated to occur.
C. Would the project result in a change in air traffic patterns, including either an increase in traffic
levels or a change in the location that results in substantial safety risks? ● No Impact.
As indicated in Section 3.8.2.E, the project site is located approximately 1.10 miles to the west of the El
Monte Airport and is not located within the designated Runway Protection Zone. In addition, the
proposed residential units will not penetrate the airport’s 20:1 slope.160 Essentially, the proposed project
will not introduce a building that will interfere with the approach and take off of airplanes utilizing the
aforementioned airport. Since the proposed project will not be located within an approach or take-off
aircraft safety zone or impact any Federal Aviation Administration (FAA) air traffic height restrictions, no
impacts are anticipated.

159

KOA Corporation. Traffic Impact Study for Proposed Residential Project at 4121-4143 Rowland Ave, El Monte. April 30, 2015.

Los Angeles County Department of Regional Planning. Los Angeles County Airport Landuse Commission (ALUC), Airport Layout
Plan. http://planning.lacounty.gov/assets/upl/project/aluc_elmonte-plan.pdf
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D. Would the project substantially increase hazards due to a design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses (e.g., farm equipment)? ● No Impact.
Vehicular access to the proposed project will be provided from a driveway that extends through the eastern
segment of the project site. The existing off-site public streets would remain unchanged. In addition, a
new traffic signal will be installed at the intersection of Rowland Avenue and Valley Boulevard. The traffic
signal will be installed at the corner of Rowland Avenue and Valley Boulevard in order to accommodate
and control the influx of new traffic that will be brought to the area as a result of the new Hilton Garden
Inn. The new hotel will be located along the south side of Valley Boulevard, south of the project site at the
intersection of Valley Boulevard and Rowland Avenue. The traffic signal will be installed and paid for by
Hilton. Traffic in the area will improve upon installation of the new signal. As a result, no impacts are
anticipated.
E. Would the project result in inadequate emergency access? ● No Impact.
The proposed project would not impede emergency access to any neighboring properties during
construction. Construction staging is not permitted within public streets and must take place within the
project site. At no time will Rowland Avenue be closed to traffic during the project’s construction. As a
result, no impacts will occur.
F. Would the project result in a conflict with adopted policies, plans, or programs regarding public
transit, bicycle, or pedestrian facilities, or otherwise decrease the performance or safety of such
facilities? ● Less than Significant Impact with Mitigation.
The implementation of the proposed project may place an incremental increase in the demand for public
transportation. Table 3-21 provides a description of the public transit lines that operate within the study
area.161

Table 3-21
Existing Transit Service Summary

161

Agency

Line

From

To

Via

Peak
Frequency

Metro

76

Downtown Los
Angeles

El Monte

Valley Blvd

12-15 minutes

Metro

176

Highland Park

Montebello

Baldwin Ave /
Valley Blvd

45 minutes

Metro

267

El Monte

Pasadena

Temple City Blvd /
Valley Blvd

30 minutes

El Monte

SFP

El Monte

El Monte

Valley Blvd /
Baldwin Ave

20-45 minutes

Rosemead Explorer

1

Rosemead

Rosemead

Valley Blvd /
Temple City Blvd

60 minutes

Rosemead Explorer

2

Rosemead

Rosemead

Temple City Blvd /
Valley Blvd

60 minutes
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No bus stops are located along Rowland Avenue. In addition, there are no bicycle or pedestrian facilities
located in the vicinity of the project site. The implementation of the proposed project is anticipated to add
an additional 418 daily trips to local roadways. The additional trips generated by the proposed project
could potentially present a hazard for school children walking to and from school or Gibson Mariposa
Park. In order to reduce potential impacts related to pedestrian safety, the following mitigation is
required:
●

A sign that reads “SLOW CHILDREN CROSSING” must be placed at the entrance and exit of the
driveway connection with Rowland Avenue.

The proposed project will not conflict with or pose any hazard to any proposed or existing bicycle lanes.162
Adherence to the above-mentioned mitigation will reduce potential impacts to levels that are less than
significant.

3.16.3 CUMULATIVE IMPACTS
The proposed project would generate approximately 418 daily weekday trips including 32 trips during the
AM peak hour and 37 trips during the PM peak hour. Based on the applied significant traffic impact
criteria, the proposed project would not create any significant traffic impacts at the study intersections
under existing with project and Opening Year (late 2017/early 2018) with project conditions during the
AM and PM peak hours. The proposed project is not anticipated to cause a significant traffic impact on
any CMP arterial monitoring intersections and mainline freeway-monitoring locations.

3.16.4 MITIGATION MEASURES
The analysis determined that the following mitigation would be required to address potential impacts to
pedestrian safety. This mitigation measure is identified below:
Mitigation Measure No. 26 (Transportation & Circulation Impacts). A sign that reads “SLOW
CHILDREN CROSSING” must be placed at the entrance and exit of the driveway connection with
Rowland Avenue.

162

SGV Bike Master Plan. City of El Monte and South El Monte Bike Map. http://www.dobikeplan.com/maps.html
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3.17 UTILITIES IMPACTS
3.17.1 THRESHOLDS OF SIGNIFICANCE
According to the City of El Monte, a project may be deemed to have a significant adverse impact on utilities
if it results in any of the following:
●

An exceedance of the wastewater treatment requirements of the applicable Regional Water Quality
Control Board;

●

The construction of new water or wastewater treatment facilities or expansion of existing facilities,
the construction of which could cause significant environmental impacts;

●

The construction of new storm water drainage facilities or expansion of existing facilities, the
construction of which could cause significant environmental effects;

●

An overcapacity of the storm drain system causing area flooding;

●

A determination by the wastewater treatment provider that serves or may serve the project that it
has inadequate capacity to serve the project’s projected demand;

●

The project would be served by a landfill with insufficient permitted capacity to accommodate the
project’s solid waste disposal needs;

●

Non-compliance with Federal, State, and local statutes and regulations relative to solid waste;

●

A need for new systems, substantial alterations in power, or natural gas facilities; or,

●

A need for new systems or substantial alterations in communications systems.

3.17.2 ANALYSIS OF ENVIRONMENTAL IMPACTS
A. Would the project exceed wastewater treatment requirements of the applicable Regional Water
Quality Control Board? ● Less than Significant Impact.
Wastewater collection facilities that serve the City are owned, operated, and maintained by the City of El
Monte Public Works Department. The City’s present wastewater system includes a total of 135 miles of
pipeline and six pump stations. El Monte is one of 17 jurisdictions that are signatory to the Joint Outfall
Agreement that provides for a regional interconnected system of facilities and an inter-jurisdictional
agreement to own, operate, and maintain sewers, pumping plants, treatment plants, and other facilities
collectively called the Joint Outfall System. Wastewater treatment is provided to El Monte by the
Sanitation Districts of Los Angeles County (LACSD) at three treatment plants. The wastewater generated
by the proposed project will be treated at the Whittier Narrows Water Reclamation Plant located at 301
North Rosemead Boulevard in El Monte, which has a treatment capacity of approximately 15 mgd, or the
San Jose Creek Water Reclamation Plant located in unincorporated county near the City of Whittier, which
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has a capacity of 100 mgd. The Whittier Narrows Water Reclamation Plant has a total treatment capacity
of 15 million gallons per day (mgd) and a residual capacity of approximately seven MGD. The proposed
project will not result in the remaining capacity being exceeded. In addition, the City’s sewer system has
sufficient capacity to accommodate the proposed project. As indicated in Table 3-22, the future
development is projected to generate 11,232 gallons of effluent on a daily basis.
Table 3-22
Wastewater (Effluent) Generation (gals/day)
Use
Multiple Family Residential

Unit

Factor

Generation

72 units

156 gals/unit

11,232 gals/day

Source: City of El Monte General Plan

The proposed project will connect to an existing sewer line located in Rowland Avenue. In addition, the
increased generation of wastewater from the proposed project will not have a significant impact on current
wastewater treatment facilities. Furthermore, mitigation measures provided in Section 3.9 will address
any potential storm water run-off produced by the proposed project. As a result, the impacts are less than
significant.
B. Would the project require or result in the construction of new water or wastewater treatment
facilities or expansion of existing facilities, the construction of which could cause significant
environmental impacts? ● Less than Significant Impact.
As indicated in Table 3-22 in the previous section, the future development is projected to generate 11,232
gallons of effluent on a daily basis. Wastewater treatment for the City is provided by the Whittier Narrows
Water Reclamation Plant. The Whittier Narrows Water Reclamation Plant has a total treatment capacity
of 15 million gallons per day (mgd) and a residual capacity of approximately seven MGD. The proposed
project will not result in the remaining capacity being exceeded. In addition, the proposed project will be
required to connect to an existing sewer line in Rowland Avenue. As a result, the impacts are expected to
be less than significant.
C. Would the project require or result in the construction of new storm water drainage facilities or
expansion of existing facilities, the construction of which could cause significant environmental
effects? ● Less than Significant Impact.
The proposed project will involve the installation of a new storm drain easement. The easement will
extend through the private internal roadway within the project site’s eastern and southern segments.
Drainage for the area is primarily provided by the San Gabriel River and Rio Hondo River, two major flood
control channels that flow northeast to southwest through the basin. Other, smaller flood control channels
are tributary to both rivers and provide drainage for the areas surrounding El Monte. Throughout the City,
storm water drainage is carried by surface flow in the streets. Surface flows are carried to a series of
interceptor storm drains to convenient discharge points on the Rio Hondo River and San Gabriel River
channels. The Los Angeles County Flood Control District (LACFCD) has the regional, county-wide flood
control responsibility. LACFCD responsibilities include planning for developing and maintaining flood
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control facilities of regional significance which serve large drainage areas. The District maintains the
primary drainage channels that traverse El Monte. The City’s local storm drainage system consists of 233
storm drains and six underpass pumps that are essential in alleviating flooding during periods of heavy
rains. The City maintains the local drainage system and is also called on to assist in cleaning up hazardous
spills on City streets so spills do not enter the storm drains or percolate into groundwater. As in most
cities, minor local drainage problems are common, particularly where storm-water runoff enters culverts
or goes underground into storm drains. Inadequate maintenance can also contribute to drainage problems
and minor flood hazards.
The proposed project would be required to comply with all pertinent Federal Clean Water Act
requirements. The proposed project would be subject to a General Construction National Pollutant
Discharge Elimination System (NPDES) permit from the Regional Water Quality Control Board. The
project itself will not result in an increase in the amount of surface runoff that could exceed the capacity of
the City’s storm drains. Finally, the proposed project will be required to comply with the City’s Low Impact
Development (LID) requirements.163 As a result, the potential impacts would be less than significant.
D. Would the project have sufficient water supplies available to serve the project from existing
entitlements and resources, or are new or expanded entitlements needed? ● Less than Significant
Impact with Mitigation.
California has experienced a prolonged drought over the past four years. In response to this drought,
Governor Brown announced emergency legislation aimed at reducing water consumption. Governor
Brown signed an Executive Order in April requiring El Monte and other cities to reduce their citywide
water consumption by 25%. Governor Brown also outlined other initiatives that would include fines for
those consumers that fail to conserve water. The project site is located within the service area of the
California American Water.164 California American Water serves communities in Northern and Southern
California, including portions of the City of El Monte. The City of El Monte is located within the San
Marino system, which provides approximately ten mgd to the Cities within the San Marino systems service
area.165 The existing domestic water reservoirs that serve the area would continue to provide adequate
supplies and pressure to serve the proposed project. The future consumption is projected to be 14,040
gallons of water on a daily basis according to the City of El Monte General Plan EIR (refer to Table 3-23).
Table 3-23
Water Consumption (gals/day)
Use
Multiple Family Residential

Unit

Factor

Generation

72 units

195 gals/unit

14,040 gals/day

City of El Monte General Plan

LID is an approach to land development that promotes the use of “natural” solutions to manage stormwater runoff. LID employs
principles such as preserving and recreating natural landscape features, minimizing effective imperviousness to create functional
and appealing site drainage that treat stormwater as a resource rather than a waste product.

163

164

City of El Monte. Water Districts Map. http://www.ci.el-monte.ca.us/LinkClick.aspx?fileticket=fBMHsD1Mn-Q%3d&tabid=605

165
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The age and size of the existing water main will be sufficient in accommodating the projected flows
according to the City Engineer. According to the City’s General Plan FEIR, the City of El Monte has an
adequate supply of water in acre-feet through the year 2025.166 Even though the City has an adequate
supply of water for future and existing consumption, the proposed project will be required to implement
the following measure to further reduce the project’s water consumption:
●

The project Applicant will be required to install Xeriscape, or landscaping with plants that require
less water, as an alternative to traditional landscaping and turf. According to the Los Angeles
County Department of Public Works, the addition of Xeriscape can reduce outdoor water
consumption by as much as 50 percent.

Adherence to the aforementioned mitigation will reduce potential impacts to levels that are less than
significant.
E. Would the project result in a determination by the wastewater treatment provider, which serves or
may serve the project that it has inadequate capacity to serve the project’s projected demand in
addition to the provider’s existing commitments? ● No Impact.
No new off-site treatment facilities or expanded entitlements would be required since the residual
treatment capacity for the Whittier Narrows Water Reclamation Plant is seven million gallons per day. In
addition, no upgrades to the existing off-site sewer lines would be required to accommodate the proposed
use. Since no new off-site lines will be required, no impacts are anticipated.
F. Would the project be served by a landfill with sufficient permitted capacity to accommodate the
project’s solid waste disposal needs? ● Less than Significant Impact.
El Monte is served by four waste management companies through nonexclusive franchise agreements. All
four waste haulers—American Reclamation, Phoenix Waste and Recycling, Valley Vista Services, and
Waste Management—provide waste collection and recycling services for the commercial sector. Valley
Vista and Phoenix Waste provide curbside residential collection and recycling services. American
Reclamation and Phoenix Waste collect and recycle trash from the multiple family residential (apartments,
town-homes, etc.) developments. Valley Vista and Waste Management provide temporary roll-off
services.167 Solid waste generated within the City of El Monte would be disposed of at the Puente Hills
landfill prior to the landfill’s closure on October 31, 2013. Upon the landfill’s closure, the Los Angeles
County Sanitation District selected the Mesquite Regional Landfill in Imperial County as the new target
destination for the County’s waste. The Mesquite Regional Landfill in Imperial County has a 100-year
capacity at 8,000 tons per day.168 In addition, the nearby Puente Hills Transfer Station/Materials
Recovery Facility (MRF) is able to accept 4,440 tons per day of solid waste. The project is expected to
produce 288 pounds of waste on a daily basis (shown in Table 3-24). The amount of solid waste produced

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. Final. May
2011.

166

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. Final. May
2011.

167

168

Ibid.

SECTION 3.17 ● UTILITIES IMPACTS

PAGE 160

CITY OF EL MONTE ● MITIGATED NEGATIVE DECLARATION AND INITIAL STUDY
ROWLAND GARDENS ● 4127 AND 4143 ROWLAND AVENUE ● EL MONTE, CALIFORNIA

will be adequately handled by any of the facilities operated by, or in conjunction with, the Los Angeles
County Sanitation Districts.

Table 3-24
Solid Waste Generation (pounds/day)
Use
Multiple Family Residential

Unit

Factor

Generation

72 units

4 lbs/unit

288 lbs/day

Source: Blodgett/Baylosis Environmental Planning. 2015.

As indicated in Table 3-24, the proposed project is anticipated to generate 288 pounds of solid waste daily.
There is sufficient capacity available to adequately handle the solid waste generated by the proposed
project. As a result, the impacts are less than significant.
G. Would the project comply with Federal, State, and local statutes and regulations related to solid
waste? ● No Impact.
The City is currently complying with AB 939 goals. Existing programs in the City for source reduction and
recycling of solid waste include recycling, composting, household hazardous waste programs, source
reduction, special waste materials programs (for instance, for tires and for concrete/asphalt/rubble), and a
waste-to-energy program.169 The proposed use, like all other development in the City, would be required to
adhere to all pertinent ordinances related to waste reduction and recycling. As a result, no impacts on the
existing regulations pertaining to solid waste generation would result from the proposed project’s
implementation.

3.17.3 CUMULATIVE IMPACTS
The potential impacts related to water line and sewer line capacities are site specific. The ability of the
existing sewer and water lines to accommodate the projected demand from future development in the area
would require evaluation on a case-by-case basis. As a result, no cumulative impacts on utilities would
occur.

3.17.4 MITIGATION MEASURES
The analysis determined that the following mitigation would be required to address potential impacts to
water consumption. This mitigation measure is identified below:
Mitigation Measure No. 27 (Utilities Impacts). The project Applicant will be required to install
Xeriscape, or landscaping with plants that require less water, as an alternative to traditional
landscaping and turf. According to the Los Angeles County Department of Public Works, the addition
of Xeriscape can reduce outdoor water consumption by as much as 50 percent.

City of El Monte (and Planning Center). General Plan and Zoning Code Update and EIR Existing Conditions Report. May 24,
2006.
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3.18 MANDATORY FINDINGS OF SIGNIFICANCE
The following findings can be made regarding the Mandatory Findings of Significance set forth in Section
15065 of the CEQA Guidelines based on the results of this environmental assessment:
●

The approval and subsequent implementation of the proposed project would not have the
potential to degrade the quality of the environment, with the implementation of the recommended
standard conditions and mitigation measures included herein.

●

The approval and subsequent implementation of the proposed project would not have the
potential to achieve short-term goals to the disadvantage of long-term environmental goals, with
the implementation of the recommended standard conditions and mitigation measures referenced
herein.

●

The approval and subsequent implementation of the proposed project would not have impacts that
are individually limited, but cumulatively considerable, when considering planned or proposed
development in the immediate vicinity, with the implementation of the recommended standard
conditions and mitigation measures contained herein.

●

The approval and subsequent implementation of the proposed project would not have
environmental effects that will adversely affect humans, either directly or indirectly, with the
implementation of the recommended standard conditions and mitigation measures contained
herein.

●

This Initial Study indicated there is no evidence that the proposed project would have an adverse
effect on wildlife resources or the habitat upon which any wildlife depends.
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SECTION 4 – CONCLUSIONS
4.1 FINDINGS
The following findings can be made regarding the Mandatory Findings of Significance set forth in Section
15065 of the CEQA Guidelines based on the results of this environmental assessment:
●

The approval and subsequent implementation of the proposed project would not have the
potential to degrade the quality of the environment with the implementation of the mitigation
measures included herein.

●

The approval and subsequent implementation of the proposed project would not have the
potential to achieve short-term goals to the disadvantage of long-term environmental goals, with
the implementation of the mitigation measures referenced herein.

●

The approval and subsequent implementation of the proposed project would not have impacts that
are individually limited, but cumulatively considerable, when considering planned or proposed
development in the immediate vicinity, with the implementation of the mitigation measures
contained herein.

●

The approval and subsequent implementation of the proposed project would not have
environmental effects that would adversely affect humans, either directly or indirectly, with the
implementation of the mitigation measures contained herein.

●

The Initial Study indicated there is no evidence that the proposed project would have an adverse
effect on wildlife resources or the habitat upon which any wildlife depends.
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SECTION 5 – REFERENCES
5.1 PREPARERS
BLODGETT/BAYLOSIS ENVIRONMENTAL PLANNING
16388 E. Colima Road, Suite 206J
Hacienda Heights, California 91745
(626) 336-0033
Marc Blodgett, Project Manager
Bryan Hamilton, Project Planner
Liesl Sullano, Project Planner

5.2 REFERENCES
Bugliarello, et. Al., The Impact of Noise Pollution, Chapter 127, 1975.
California Administrative Code, Title 24, Energy Conservation, 1990.
California Department of Conservation, Mineral Land Classification of the Orange County Area, 1987.
California Department of Conservation, Division of Oil, Gas and Geothermal Resources, Regional Wildcat
Map 101, 1990.
California Department of Fish and Wildlife, Natural Diversity Database, 2014.
California Division of Mines and Geology, Seismic Hazards Mapping Program, 1999.
California Department of Parks and Recreation, California Historical Landmarks, 2014.
California Department of Water Resources, Progress Report on Groundwater Geology of the Coastal
Plain of Orange County, 1967.
California Environmental Protection Agency, Hazardous Material Users/Generators in Los Angeles
County, 2004.
California Office of Planning and Research, California Environmental Quality Act and the CEQA
Guidelines, as amended 2005.
California, State of California Public Resources Code Division 13, The California Environmental Quality
Act. Chapter 2.5, Section 21067 and Section 21069.1998.
El Monte, City of. El Monte General Plan. As amended.
El Monte, City of. Zoning Ordinance. As Amended.
Federal Emergency Management Agency, Flood Insurance Rate Map.
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Southern California Association of Governments, Regional Housing Needs Assessment, 2010.
South Coast Air Quality Management District, CEQA Air Quality Handbook, 2000.
South Coast Air Quality Management District, Air Quality Management Plan, 2012.
U.S. Bureau of the Census, 2000 ACS, 2012.
U.S. Geological Survey, Evaluating Earthquake Hazards in the Los Angeles Region – An Earth Science
Perspective, USGS Professional Paper 1360, 1985.
U.S. Geological Survey, El Monte 7-1/2 Minute Quadrangle, 1986.
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APPENDICES
Appendix A – Air Quality Worksheets
Appendix B – Will Serve Letter
Appendix C – Noise Measurements
Appendix D – Traffic Study
Appendix E – Utilities Calculations Worksheets
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CITY OF EL MONTE PLANNING COMMISSION
NOTICE OF PUBLIC HEARING
Hablamos Español favor de hablar con Sandra Elias (626) 258-8626
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

4127-4143 Rowland Avenue / APN: 8577-009-055, formerly known as 8577-008062, 8577-008-047 and 8577-009-042 (A full legal description of the property is on
file in the office of the El Monte Planning Division).

APPLICATION:

Revision to Conditional Use Permit No. 13-14, Conditional Use Permit No. 15-15
and Modification No. 13-14.

REQUEST:

The project was originally approved by the City Council on January 19, 2016 for
the construction of 71-townhouse and condominium units within a 3.09 acre
(134,725 square foot) vacant site. The subject site is located within the R-4 (Highdensity multiple-family dwelling) zone. The Planning Commission subsequently
approved a revision to the construction schedule on November 22, 2016. The
Final Tract Map was recorded on August 1, 2019. Timeline extensions were also
approved for the project on January 22, 2020. The applicant is now requesting
additional revisions to the construction schedule. No revisions are proposed to the
site plan, number of units, elevations or parking.

APPLICANT/
PROPERTY OWNER:

Shining Rowland Company, LLC
16035 Robin Way
Industry, Ca 91745

ENVIRONMENTAL
DOCUMENTATION:

A Mitigated Negative Declaration (MND) was adopted on January 19, 2016 to
approve the project. An Addendum to the MND was adopted on November 22,
2016 to approve a revision to the construction schedule. A second Addendum to
the MND has been prepared to further revise construction schedule.

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:
Time:
Place:

Wednesday, April 29, 2020
7:00 p.m.
El Monte City Hall – Council Chambers
11333 Valley Boulevard – El Monte, CA 91731

Due to the COVID-19 “Stay in Place” order by the Governor of California, the general public is encouraged to
view the meeting remotely and to submit public comments via e-mail or telephone.
To access in the Planning Commission meeting:
(1) View Channel 3 on your TV;
(2) View the City of El Monte’s Facebook Live at https://www.facebook.com/CityofElMonte/; and/or
(3) Call-in to (888) 204-5987 with access code: 8167975.
To participate in the Planning Commission meeting with questions or comments, utilize the following:
(A) Facebook Live – comments/questions can be submitted in real time;
(B) Call-in Conference Line – comments/questions can be submitted per the instructions at the beginning of
the meeting; and
(C) Email or Mail – All interested parties can submit questions/comments in advance to the
cgraciano@elmonteca.gov or mailed to Cristina Graciano; E Monte City Hall West; 11333 Valley
Boulevard; El Monte, CA 91731
(continued on reverse side)

Public comments on the environmental documentation or proposed application 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. 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 (either orally or in writing) at the public hearing described in this notice.
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.
Additional questions:
Please contact Cristina Graciano at (626) 258-8626 or cgraciano@elmonteca.gov, Monday through Thursday,
except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m.
Published and mailed on: Thursday, April 16, 2020
By: Jason C. Mikaelian, AICP, City of El Monte Planning Commission Secretary

STAFF REPORT

APRIL 29, 2020

TO:

CITY PLANNING COMMISSION

FROM:

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

BY:

MARLENE VEGA
PLANNING AIDE

SUBJECT:

REVISION TO CONDITIONAL USE PERMIT (CUP) NO. 0719 & DESIGN REVIEW (DR) NO. 03-19

LOCATION:

10141 OLNEY STREET

APPLICANT:

JOE DIAZ
THE LOS ANGELES LIGHTING MFG. CO.
311 CLEARHAVEN DR.
AZUSA, CA 91702

PROPERTY OWNER:

BILL SHAPIRO
10141 OLNEY ST.
EL MONTE, CA 91731

ENVIRONMENTAL
DETERMINATION:

ARTICLE 19 CATEGORICAL EXEMPTIONS – SECTION
15303 (CLASS 3 – NEW CONSTRUCTION OR
CONVERSION
OF
SMALL
STRUCTURES)
IN
ACCORDANCE WITH THE REQUIREMENTS OF THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA).

RECOMMENDATION:

ADOPT A CATEGORICAL EXEMPTION AND APPROVE
THE REVISION TO CUP NO. 07-19 AND DR NO. 03-19,
SUBJECT TO CONDITIONS OF APPROVAL.

REQUEST
The Applicant is requesting to revise Conditional Use Permit (CUP) No. 07-19 and
Design Review (DR) No. 03-19 (approved July 9, 2019) for the construction of two (2)
2,300 SF storage structures totaling 4,600 SF and a 7,400 SF canopy structure to be
attached to an existing 40,522 SF industrial building located on a 4.18 acre property in
the M-2 (General Manufacturing) zone. The applicant is now proposing to enclose the
proposed 7,400 SF canopy and include three (3) warehouse doors on its exterior facade.
The request is made pursuant to Chapters 17.22 (Design Review) and 17.24
(Conditional Use Permits) of the El Monte Municipal Code (EMMC).
10141 Olney St.
Revision to CUP No. 07-19
& DR No. 03-19
1

SUBJECT PROPERTY
Location:

Northeast corner of Olney Street & Rockwell Avenue
Industrial Business Park (Max. FAR: 1.0)
M-2 (General Manufacturing)
Olney Avenue: approximately 470 feet & Rockwell Ave:
approximately 500 feet
4.18 Acres (182,080 SF)
Existing 40,522 SF industrial building and detached 4,010 SF
storage building

General Plan:
Zone:
Street Frontage:
Lot Size:
Existing
Improvements:

SURROUNDING PROPERTIES
General Plan:

Zoning:

North:

Industrial/Business Park

M-2

South:

Industrial/Business Park

M-2/M-1

East:

Industrial/Business Park

M-1

West:

Medium-Density
Residential

R-3

Land Use:
Passenger
Transportation
Wholesale/Warehouse
Single/Multi-Family
Residence
Single/Multi-Family
Residence

ZONING AND AERIAL PHOTO

N

PROJECT
SITE

PROJECT
SITE

OLNEY ST.

N

OLNEY ST.

N

10141 Olney St.
Revision to CUP No. 07-19
& DR No. 03-19
2

Exhibit 1. Site Plan

7,400 SF Canopy Area
(To be enclosed)

ROCKWELL AVENUE

10141 Olney St.
Revision to CUP No. 07-19
& DR No. 03-19
3

Exhibit 2. Proposed/Revised Floor Plan
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BACKGROUND:
On May 22, 2019, the Applicant submitted CUP No. 07-19 and DR No. 03-19, to
construct two (2) new 2,300 SF storage structures totaling 4,600 SF and a new 7,400 SF
canopy structure to be attached to the existing 40,522 SF industrial building located at
10141 Olney Street. Furthermore, the entitlements for CUP No. 07-19 and DR. No. 0319 were approved by the Planning Commission on July 9, 2019. See “Attachment A” for
further details on the background of the original approved project.
Proposed Changes
On January 21, 2020, the applicant submitted an application to revise CUP No. 07-19
and DR No. 03-19 to enclose the previously approved 7,400 SF canopy structure and
include three (3) new warehouse roll-up doors along its exterior facade. Other proposed
changes include revisions to the parking layout that include five (5) additional parking
spaces for a total of 64 onsite parking spaces and two (2) ADA parking spaces.
Exhibit 3: Original East Elevation (Approved Canopy Structure)

Exhibit 4: Proposed/Revised East Elevation (Enclosed w/ 3 Warehouse Doors)
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PROJECT ANALYSIS:
El Monte Municipal Code (EMMC)
The following table summarizes the revised project’s changes and its compliance with
the current M-2 (General-Manufacturing) zoning and all other applicable El Monte
Municipal Code (EMMC) standards:
Development
Feature
Floor Area Ratio:
Setbacks

M-2 Requirement

Approved Project

Proposed Change

Meets
Requirement?

27% (45,122 SF)

31% (56,562 SF)

Yes

No Change

Yes

Max. 1.0
(182,080 SF)
Front: 50’ from CL
of street & 5’ min.
from front PL

Front: >50’

Street Side: 5’;
Interior Side: 0’;
Rear: 0’

Street Side: >20’;
Interior Side: 250’
Rear: > 90’

Trash:

Trash enclosure
required

Provided

No change

Yes

59 open parking
spaces & three (3)
ADA spaces

64 open parking
spaces & two (2)
ADA spaces

Yes

Parking:

64 open parking
spaces & two (2)
ADA spaces

Building Height:

N/A

23’-5”

No Changes

Yes

As shown above, the proposed changes to the approved project are compliant to all of
the requirements of the EMMC. By enclosing the canopy, the 7,400 SF area would be
considered/calculated within the overall warehouse building’s square footage (from
45,122 SF to 56,562 SF). Consequently, the additional square footage of the enclosed
canopy increases the total on-site parking requirements from 59 open parking spaces to
64 open parking spaces. Furthermore, the applicant is proposing to include five (5)
additional open parking spaces to the parking layout to provide the required 64 open
parking spaces. In addition, per the EMMC, the site requires a total of two (2) ADA
compliant parking spaces which is also provided on the revised parking layout. See
Exhibit 1 on page 3 for the Site plan and revised parking layout.
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Design Review
The architectural design the of proposed enclosed canopy was reviewed in accordance
with EMMC Chapter 17.22 (Design Review) and the City’s Comprehensive Design
Guidelines. Specifically, Staff has reviewed the following elements of the enclosed
canopy’s design: (1) Color/Finished Materials and (2) Mass and Scale. Staff has also
added a condition of approval to ensure the storage and enclosed canopy structures are
maintained and repaired as needed as to not depreciate the proposed intended
aesthetics.
Color/Finished Materials
The new storage and canopy structures will have a finished building material that
matches and is identical to the existing metal corrugated material of the existing
industrial warehouse building. The building will be finished with a metallic/modern color
palette with the upper portion of the building in a “light blue” color tone and the lower
portion of the building will be “off-white” to create a visual base for the building.
Massing & Scale
The massing and scale of the enclosed canopy will be in proportion to the existing site,
the warehouse building and the surrounding properties as it will not create any additional
height or square footage to the previously approved canopy design. The proposed
exterior wall with three (3) warehouse roll-up doors will also screen and provide a
physical barrier between properties to the immediate east and work activity within the
warehouse building. Staff has conditioned that the warehouse roll-up doors shall always
remain closed when there is no loading/unloading activity occurring. In addition, the new
enclosure and three (3) warehouse roll-up doors will be required to meet all LA County
Fire Department requirements, such as fire lane and signage regulations.
Staff finds that the proposed revisions are consistent Section 17.22 of the EMMC and the
overall vision of the El Monte Comprehensive General Plan. The revised project is
anticipated to support/enhance the development of warehouse/industrial operations
within the City while generating employment and economic revitalization which is a key
objective of the General Plan’s Industrial/Business Park land use designation.
CITY REVIEW PROCESS:
Staff and other City Departments and Divisions have reviewed the revised project
through the City’s internal review process. This review process enables the various City
Departments and Divisions (i.e. Planning, Building, Public Works/Engineering, and
Police) to review development proposals for conformity with the provisions established in
the City’s Municipal Code. Additionally, the review process ensures that each
development proposal is designed to be compatible with any existing structures onsite
and/or the neighboring properties. In turn, the quality and economic health of local
residential, commercial and industrial districts are maintained. The concerns and/or
conditions of all reviewing parties are included in the recommended conditions of
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approval provided in Resolution No. 3570. Public notices were mailed to all property
owners within a 300-foot radius of the subject property.
ENVIRONMENTAL REVIEW
In accordance with the requirements of the California Environmental Quality Act (CEQA)
of 1970, as amended, this project is Categorically Exempt under Section 15303 (Class 3
– New Construction or Conversion of Small Structures) of the CEQA Guidelines, as
amended.
RECOMMENDED FINDINGS AND CONDITIONS OF APPROVAL:
In order to approve the project, the Planning Commission is required to make certain
findings. Sections 6 and 7 of the draft resolution contains the recommended
findings and Section 8 contains the revised conditions of approval for the Planning
Commission’s consideration.
RECOMMENDATION
Staff recommends that the Planning Commission evaluate the proposal and consider the
following Actions:
1. Adopt a Categorical Exemption under Section 15303 (Class 3 – New Construction
or Conversion of Small Structures) pursuant to the California Environmental
Quality Act and Guidelines; and
2. Approve the revision to Conditional Use Permit No. 07-19 and Design Review No.
03-19 subject to the recommended Conditions of Approval contained in the
attached Resolution No. 3570 or any other conditions that the Planning
Commission may wish to impose.
ATTACHMENTS
A.
B.
C.
D.
E.

Resolution No. 3570
Project Plans
Planning Commission Staff Report (7/9/19)
Planning Commission Resolution No. 3549 (7/9/19)
Public Hearing Notice
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RESOLUTION NO. 3570

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING A REQUEST TO
REVISE CONDITONAL USE PERMIT (CUP) NO. 07-19 &
DESIGN REVIEW (DR) NO. 03-19 TO ENCLOSE A
PREVIOUSLY APPROVED 7,400 SQUARE FOOT
CANOPY THAT WILL BE ATTACHED TO AN EXISTING
40,522
SQUARE
FOOT INDUSTRIAL BUILDING
LOCATED ON PROPERTY THAT IS APPROXIMATELY
4.18 ACRES IN SIZE AND ADOPTING A CATEGORICAL
EXEMPTION. THE PROPERTY IS LOCATED AT 10141
OLNEY STREET, EL MONTE, CALIFORNIA.
The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION. On, July 9, 2019, the Planning
Commission approved Conditional Use Permit (CUP) No. 07-19 and Design Review
(DR) No.03-19 to demolish existing unpermitted storage and canopy structures and
construct two (2) new 2,300 square foot storage structures totaling 4,600 square feet
and a new 7,400 square foot canopy structure to be attached to an existing 40,522
square foot industrial warehouse building. On January 21, 2020, Joe Diaz (for The Los
Angeles Lighting Manufacturing Company), 311 Clearhaven Drive, Azusa, CA 91702,
submitted an application to revise CUP No. 07-19 and DR No. 03-19 to enclose the
previously approved 7,400 square foot attached canopy structure and include three (3)
roll-up warehouse doors along the exterior building façade.

The request is made

pursuant to Chapter 17.22 (Design Review) and 17.24 (Conditional Use Permit) of El
Monte Municipal Code (EMMC).
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SECTION 2 – PUBLIC HEARING.

The property is located at 10141

Olney Street, on the northeast corner of Olney Street & Rockwell Avenue, and
described as follows, to-wit
APN: 8578-011-023
Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider a Revision to CUP No. 07-19 and DR No. 03-19 before this Planning
Commission on April 29, 2020 at which time, all interested persons were given full
opportunity to be heard and present evidence.
SECTION 3 - ZONING. The property is located within the M-2 (General
Manufacturing) Zone. The surrounding zoning and land use of the adjacent properties
are as follows:
North:M-2; Passenger Transportation Use
South: M-2/M-1; Wholesale/Warehouse
East: M-1; Single/Multi-Family Residence
West: R-3; Single/Multi-Family Residence
SECTION 4 - GENERAL PLAN. The General Plan land use designation
is Industrial/Business Park.

The 2011 El Monte General Plan designation is

intended to allow uses that include a mix of sustainable manufacturing,
processing, office, warehousing, and distribution uses that generate employment,
minimize traffic, and are compatible with residential neighborhoods. Supporting
and limited retail uses are also allowed.

Industrial uses are allowed at an

intensity of up to 1.0 FAR. The proposed changes to the project are permitted on
the subject property so as long as a revision to CUP 07-19 and DR 03-19 is
approved by the Planning Commission which includes the adoption of a
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Categorical Exemption. The revised project is consistent with the goals of the
2011 El Monte General Plan.
SECTION 5 - ENVIRONMENTAL. That in accordance with the criteria
and authority contained in the California Environmental Quality Act (CEQA) of 1970 and
the CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined that the revised
project is categorically exempt by Article 19 Section 15303 (Class 3 – New Construction
or Conversion of Small Structures) in accordance with the requirements of the California
Environmental Quality Act (CEQA) Guidelines. No further environmental assessment is
required.
SECTION 6 – CONDITIONAL USE PERMIT FINDINGS.

That all

necessary findings for the granting of the revision to CUP No. 07-19 pursuant to
Chapter 17.24 (Conditional Use Permit) of the EMMC can be made in a positive manner
as follows:
A. The granting of such conditional use permit will not be detrimental to the public
health or welfare or injurious to the property or improvements in such zone or
vicinity;
Finding of Fact:
Staff has addressed potential concerns regarding the proposed project and has
recommended specific conditions related to the business’ hours of operation, the
City Noise Ordinance, on-site storage, and property maintenance. The Applicant is
required to comply with the recommended conditions of approval at all times. Staff
has determined that with the recommended conditions of approval, the granting of
the CUP would not be detrimental to the community and would be compatible with
the adjacent uses.
B. The use applied for at the location indicated is properly one for which a
conditional use permit is authorized;
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Finding of Fact:
The existing use is authorized under CUP No. 07-19, approved on July 9, 2019
which will remain in full force and effect. Under CUP 07-19, the Applicant received
approval to construct two (2) 2,300 SF storage structures (totaling 4,600 SF) and a
7,400 SF canopy structure attached to an existing 40,522 SF industrial building
located on a 4.18 acre property. The current request is a revision to CUP No. 07-19
to enclose the previously approved 7,400 SF canopy structure. The revision to CUP
No. 07-19 is allowed so as long as it is approved by the Planning Commission with
the adoption of a CEQA Categorical Exemption.
C. The site for the proposed use is adequate in size and shape to accommodate
such use; and that all yards, spaces, walls, fences, parking, loading, landscaping,
and other features required to adjust such use with the land and uses in the
neighborhood are provided;
Finding of Fact:
The project site is approximately 4.18 acres in size. The current occupant of the
property is a commercial/industrial light-fixture manufacturing business. On July 9,
2019 the Applicant received approval under CUP No. 07-19 and Planning
Commission Resolution No. 3570 to construct two (2) 2,300 SF storage structures
totaling 4,600 SF and a 7,400 SF canopy structure attached to an existing 40,522
SF industrial building. The current request is a revision to CUP No. 07-19 to enclose
the previously approved 7,400 SF canopy structure. The proposed project meets
the City’s Zoning Code including parking, loading spaces, landscape area, and trash
enclosure requirements. The project site is also adequate in size to accommodate
such building additons.
D. The site abuts streets and highways adequate in width and pavement type to
carry the kind of traffic generated by the proposed use;
Finding of Fact:
The project site is a corner property that abuts two (2) local streets (Olney Street
and Rockwell Avenue). The existing industrial manufacturing use is not expected to
generate traffic impacts that would negatively affect sensitive uses such as the
adjacent residential uses given that the project is proposing to enclose a previously
approved 7,400 SF canopy structure. Olney Street and Rockwell Avenue are also
considered local streets; however, the surrounding uses of the project site contain a
mixture of industrial/commercial and residential uses. Therefore, staff concludes that
the existing streets would not be negatively affected by the proposed project of the
existing manufacturing use.
E. The granting of such conditional use permit will not adversely affect the purpose,
goals and policies of the city general plan.
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Finding of Fact:
The subject property has a General Plan land use designation of Industrial/Business
Park, which supports a variety mix of sustainable light industrial uses that generally
creates good job opportunities, is compatible with surrounding residential uses, and
generates little or minimal traffic impacts. LA Lighting is an energy-efficient light
fixture manufacturing business that has been occupying the project site since March
1997. The Applicant is proposing to enclose the previously approved 7,400 SF
canopy structure. Staff has determined that such improvement to the site is a
necessary and reasonable request to maintaining and improving the existing
business’ operation and overall functionality. The approval of revision to CUP No.
07-19 and DR No. 03-19 is consistent with the goals and policies of the EMMC and
the 2011 El Monte General Plan.
SECTION 7 – DESIGN REVIEW FINDINGS. That all necessary findings
for the granting of Design Review No. 03-19, pursuant to Chapter 17.22 (Design
Review), can be made in a positive manner as follows:
A. The granting of the design review request will not be detrimental to the public
health or welfare or injurious to the property or improvements in such zone or
vicinity;
Finding of Fact:
The proposed storage structures would help the current industrial light-fixture
manufacturing business to have ample storage spaces that is necessary and
essential for industrial businesses for operational, safety, and work function
purposes. The Design Review is required per the EMMC for all new industrial
structures and was reviewed by staff to ensure the design of both the canopies and
storages are compatible with the existing building in accordance with the City’s
Comprehensive Design Guidelines. Staff concludes that the proposed revised
design will not be detrimental to the community of El Monte and will help remove
visual blight that is often the case with having business-related equipment stored
outside an industrial building. In addition, the proposed exterior wall with three (3)
warehouse roll-up doors will also screen and provide a physical barrier between
properties to the immediate east and work activity within the warehouse building.
Staff has conditioned that the warehouse roll-up doors shall always remain closed
when there is no loading/unloading activity occurring. In addition, the new enclosure
and three (3) warehouse roll-up doors will be required to meet all LA County Fire
Department requirements, such as fire lane and signage regulations.
B. The design of the proposed project would provide a desirable environment for its
occupants and visiting public as well as its neighbors through good aesthetic use
of materials, textures, and colors that will remain appealing and will retain a
reasonably adequate level of maintenance;
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C. Finding of Fact:
The enclosure of the previously approved 7,400 sf canopy will have a finished
building material that is identical to the existing metal corrugated material of the
40,522 square foot industrial building. The property owner is also planning to paint
the building using lighter and modern color palette than the darker colors previously
proposed. The building will be finished with a metallic/modern color palette with the
upper portion of the building in a “light blue” color tone and the lower portion of the
building will be “off-white” to create a visual base for the building.
As proposed, the proposed project is consistent with the City’s Comprehensive
Design Guidelines. Furthermore, the massing/scale, materials and color scheme of
the revised design work together to seamlessly integrate the new structures with the
existing warehouse/industrial building. Staff has also included a condition of
approval to ensure that the Applicant maintains the entire building in good condition
and repair, as needed.
D. The design and layout of the proposed project will not unreasonably interfere with
the use and enjoyment of neighboring existing or future development, and will not
result in vehicular and/or pedestrian hazards;
Finding of Fact:
The proposed storage structures would help the current industrial light-fixture
manufacturing business to have ample storage spaces that is necessary and
essential for industrial businesses for operational, safety, and work function
purposes. The Design Review is required per the EMMC for all new industrial
structures and was reviewed by staff to ensure the design of both the canopies and
storages are compatible with the existing building in accordance with the City’s
Comprehensive Design Guidelines. Staff concludes that the proposed revised
design will not be detrimental to the community of El Monte and will help remove
visual blight that is often the case with having business-related equipment stored
outside an industrial building. In addition, the proposed exterior wall with three (3)
warehouse roll-up doors will also screen and provide a physical barrier between
properties to the immediate east and work activity within the warehouse building.
Staff has conditioned that the warehouse roll-up doors shall always remain closed
when there is no loading/unloading activity occurring. In addition, the new enclosure
and three (3) warehouse roll-up doors will be required to meet all LA County Fire
Department requirements, such as fire lane and signage regulations.
The project site is a corner property that abuts two (2) local streets (Olney Street and
Rockwell Avenue). The existing industrial manufacturing use is not expected to
generate traffic impacts that would negatively affect sensitive uses such as the
adjacent residential uses given that the project is proposing to enclose a previously
approved 7,400 SF canopy structure. Olney Street and Rockwell Avenue are also
considered local streets; however, the surrounding uses of the project site contain a
mixture of industrial/commercial and residential uses. Therefore, staff concludes that
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the existing streets would not be negatively affected by the proposed project of the
existing manufacturing use.
E. The architectural design of the proposed project is compatible with the character
of the surrounding neighborhood and will maintain the harmonious, orderly and
attractive development contemplated by the provisions of this chapter and the
general plan.
Finding of Fact:
The proposed project was reviewed in accordance with the City’s Comprehensive
Design Guidelines and Zoning Code. The storage and enclosed canopy structures,
as proposed, will be compatible with the existing industrial warehouse building in
accordance with the City’s General Plan Land Use Policy LU-1.1, which states that
all development in the City is to be compatible with its surrounding uses in
accordance with all City’s policies, goal and regulations. Overall, staff supports the
proposed project as the proposed project will help prevent any tendency to store
equipment outside the existing building visible to streets.
In addition, the proposed exterior wall with three (3) warehouse roll-up doors will
also screen and provide a physical barrier between properties to the immediate east
and work activity within the warehouse building. Staff has conditioned that the
warehouse roll-up doors shall always remain closed when there is no
loading/unloading activity occurring. In addition, the new enclosure and three (3)
warehouse roll-up doors will be required to meet all LA County Fire Department
requirements, such as fire lane and signage regulations.
F. The landscape considerations including the location, type, size and coverage of
plant materials, provisions for irrigation, maintenance and protection of
landscaped areas, have been provided to insure visual relief, to complement
buildings and structures and to provide an attractive environment.
Finding of Fact:
New landscaped areas will be provided on Rockwell Avenue and Olney Street
frontages, in compliance with the Landscape Ordinance. Certain portions of the
existing landscape area will also at minimum be re-planted with the recommended
eight (8) Rhaphiolepis shrubs previously approved at this location. Along Rockwell
Avenue, ten (10) 24-inch box size Australian Willow trees will be planted. The
proposed new landscaping area will allow the subject property to have a landscape
buffer area to the north abutting the northern residential properties and also provide
new street fronting landscaping areas. Over 3,000 square feet of new landscape
area is provided as part of this project. The project will be subject to complying with
the City’s Water Efficiency Ordinance as part of the project’s plan-check review;
therefore, given these evidences, the project will provide additional landscape area
that will improve the subject property.
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SECTION 8 – APPROVALS AND CONDITIONS. That the Planning
Commission determines that the project is Categorically Exempt under Article 19
Section 15303 (Class 3 – New Construction and Conversion of Small Structures) in
accordance with the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines, as amended, and does hereby approve the Revision to CUP No. 0719 and DR No. 03-19 subject to the following recommended conditions:
GENERAL
1. This approval hereby supersedes the previously approved Planning Commission
Resolution No. 3549 as set forth herein. Previously approved Planning
Commission Resolution No. 3549 is hereby rescinded and no longer has any legal
effect.
2. The project shall substantially conform to the Revision to Conditional Use Permit
No. 07-19 and Design Review No. 03-19 presented to the Planning Commission
on April 29, 2020.
3. The Conditional Use Permit and Design Review approvals as contained herein
shall be effective for a period of one (1) year from the date of approval, unless the
Applicant has obtained building permits from the City for the proposed project or
has timely requested an extension of time within which to procure building
permits.
4. Prior to issuance of building permits for the new 4,600 SF storage structures and
7,400 SF canopy structure, the Applicant shall obtain a demolition permit from the
City of El Monte Building Division to demolish the unpermitted 3,098 SF storage
structures and 1,520 SF canopy structures.
5. The strict adherence to the conditions contained herein shall be demonstrated at
all times. A failure to comply may be cause for a review by the Planning
Commission for potential revocation of the use permit approved herein pursuant
to EMMC Section 17.24.100 (Revocation).
6. A copy of the approving resolution shall be printed or attached to the development
plans that are to be submitted during the plan check process.
7. All Planning Division, Building Division, Code Enforcement Division, Engineering
Division, and Los Angeles County Fire Department standards and conditions shall
be complied with prior to the issuance of building permits or at another time
specified in the conditions of approval or as outlined in City Codes.
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8. The Applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution prior to
issuance of Building Permits or a Certificate of Occupancy Permit for the
proposed project.
9. All activities on the property shall comply with the City of El Monte Noise
Ordinance at all times.
10. The Applicant shall work with staff to finalize the color palette for exterior finish
materials to the satisfaction of the Community and Economic Development
Director prior to the issuance of building permits.
MAINTENANCE & OPERATIONS
11. The hours of operation for industrial uses shall be restricted to 6:00 a.m. to 6:00
p.m. Monday through Friday and 7:00 a.m. to 5:00 p.m. on Saturdays. Only office
related uses and janitorial activities may occur until 10:00 p.m., Mondays through
Saturdays. No manufacturing related operational activity of any kind may occur on
Sundays or on legal holidays observed by the City of El Monte.
12. Truck deliveries shall be restricted to 7:00 a.m. to 5:00 p.m., Mondays through
Saturdays (deliveries are prohibited on Sundays).
13. All business related operations shall be conducted within the existing industrial
building.
14. Graffiti must be removed from any interior/exterior surfaces of the structures and
improvements on the property within 24 hours following the application of the
graffiti or within 24 hours of Applicant receiving notice of such graffiti by the City.
Graffiti shall either be removed or the evidence of such vandalism painted over
with a paint that has been exactly color-matched to the surface to which it is
applied. If a non-painted surface, or where anti-graffiti coatings are used, graffiti
may be removed with solvents or detergents, as appropriate.
15. Subject to review and applicability by the City Planner and the City Attorney and
to ensure ongoing compliance with the conditions of approval set forth under this
resolution and to ensure that the property and all improvements located thereupon
are properly maintained, the Applicant (and the owner of the property upon which
the authorized use and/or authorized improvements are located if different from
the Applicant) shall execute a Maintenance Agreement with the City of El Monte
which shall be recorded against the property prior to the issuance of the grading
permit and which shall be in a form reasonably satisfactory to the City Attorney.
The maintenance agreement shall apply to both parcels of land and shall contain
covenants, conditions and restrictions relating to the following:
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a. Ongoing maintenance, repair and upkeep of the property and all
improvements located thereupon (including but not limited to controls on
the proliferation of trash and debris about the property; the proper and
timely removal of graffiti; the timely maintenance, repair and upkeep of
damaged, vandalized and/or weathered buildings, structures and/or
improvements; the timely maintenance, repair and upkeep of exterior
paint, parking striping, lighting and irrigation fixtures, walls and fencing,
publicly accessible bathrooms and bathroom fixtures, landscaping and
related landscape improvements and the like, as applicable);
b. If the Applicant and the owner of the property are different (e.g., if the
Applicant is a tenant or licensee of the property or any portion thereof),
both the Applicant and the owner of the property shall be signatories to the
maintenance agreement and both shall be jointly and severally liable for
compliance with its terms.
c. The maintenance agreement shall further provide that any party
responsible for complying with its terms shall not assign its ownership
interest in the property or any interest in any lease, sublease, license or
sublicense, unless the prospective assignee agrees in writing to assume
all of the duties and obligations and responsibilities set forth under the
maintenance agreement.
d. The maintenance agreement shall contain provisions relating to the
enforcement of its conditions by the City and shall also contain provisions
authorizing the City to recover costs and expenses which the City may
incur arising out of any enforcement and/or remediation efforts which the
City may undertake in order to cure any deficiency in maintenance, repair
or upkeep or to enforce any restrictions or conditions upon the use of the
property. The maintenance agreement shall further provide that any
unreimbursed costs and/or expenses incurred by the City to cure a
deficiency in maintenance or to enforce use restrictions shall become a
lien upon the property in an amount equivalent to the actual costs and/or
expense incurred by the City.
e. The execution and recordation of the maintenance agreement shall be a
condition precedent to the issuance of final approval/inspection related to
this entitlement.
16. The Applicant shall provide an “employee parking plan” subject to the review of
the Planning Division. The employee parking plan shall specify that all employees
are to park their vehicles on-site and are prohibited from parking on the street.
Trucks for loading purposes will be prohibited on parking on the streets at any
time. The parking plans shall be distributed to all employees and truck
contractors.
17. The Applicant shall provide a “good neighbor policy,” which shall be distributed to
all employees and truck contractors that visit the facility, as well as residents
along Rockwell Avenue and Olney Street (west side of Rockwell Avenue from
Valley Boulevard to Olney Street and both sides of Olney Street east from
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Rockwell Avenue to Beuville Avenue). The policy for employees and contractors
shall include information on hours of operations, maximum vehicle speeds along
adjacent streets in accordance with applicable state law. The policy shall explain
the operations of the current business and shall include company contact
information to respond to any site/operational issues.
18. All warehouse doors shall remain closed at all times when there is no
loading/unloading activity occurring.
19. The enclosed 7,400 square foot canopy and three (3) warehouse doors shall
comply with all LA County Fire Department requirements, such as fire lane and
signage regulations.
LEGAL
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.
CONSTRUCTION
21. The project must comply and be designed to meet the all requirements of the
current California Building Code. All building safety, geotechnical, mechanical,
electrical, plumbing, and accessibility requirements will be reviewed for
compliance during plan review.
22. Prior to commencing demolition and site preparation activities, the project site
shall be secured with a fence to prevent unauthorized access to the site and the
fence shall contain a screening material to screen construction activities from
view. The temporary screening fence shall be installed to the satisfaction of the
Community and Economic Development Department and shall be maintained in
good condition (free of tears, holes, crack lines, debris, etc.) at all times. At the
primary entrance to the site, the screening material shall be reduced to a
maximum height of four feet to provide visibility into the site at all times and for
public safety purposes.
23. During the construction process all related activities, including but not limited to,
loading, unloading, storage of equipment and materials, and parking of employee
vehicles are prohibited within the public R.O.W. All such activities shall be
conducted only on the project site and not in the public R.O.W.
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24. Fire protection facilities; including access, must be provided prior to and during
construction.
25. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other
like containers; and all such waste shall be removed from the premises on a
routine basis, as provided under EMMC Chapter 8.20, by a solid waste hauler
duly franchised to provide such service to the property. Applicant shall divert sixty
five percent (65%) of its solid waste through recycling services provided by a solid
waste hauler duly franchised to provide such service to the property. Pending
completion of all construction activities upon the property, surplus construction
materials shall be stored so as to be screened from view when not actually in use.
All construction and demolition debris shall be removed from the property in
compliance with EMMC Chapter 8.20. The removal of all solid waste arising out
of the construction and demolition process shall be undertaken by a duly
franchised solid waste hauler authorized to provide solid waste services for
construction and demolition projects within the City of El Monte. The removal of
all other wastes from the property shall be undertaken by a duly franchised solid
waste hauler authorized to provide solid waste services to residential and
commercial properties within the City of El Monte.
a. Prior to the issuance of a Building Permit, the developer shall submit to the
Building Safety Division, the Environmental Services Division and the City Code
Enforcement Division, the name and contact information for the contracted waste
hauler. It shall be the permittee's obligation to ensure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, and in addition to any other requirements
set forth under the El Monte Municipal Code or by the Chief Building Official, the
permittee shall submit to the Building and Safety Division, the receipt(s) showing
evidence that the waste and debris generated during the construction process
were properly disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction and
demolition activities authorized under this resolution, solid waste containers and
bulky items may not be stored or maintained at locations designated for parking
and must be maintained in those locations designated for the temporary storage
of solid waste and bulky items.
26. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All
trash and refuse shall be disposed of in dumpsters and be removed from the
premises on an as needed basis. Any surplus construction materials shall be
stored so as to be screened from public view when not actually in use and be
removed from the property upon completion of construction activities. The
removal of all trash, debris, and refuse, whether during or subsequent to
construction shall be done only by the property owner, the Applicant or by a
permitted waste contractor, who has been authorized by the City to provide
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collection, transportation, and disposal of solid waste from residential,
commercial, and construction areas within the City.
a. Prior to issuance of a Building Permit, the permittee shall submit to the
City, the name and contact information for the contracted waste hauler. It
shall be the permittee's obligation to insure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such
services.
b. Prior to final approval for occupancy, the Applicant shall submit to the
Planning Division, the receipt(s) showing evidence that the waste and
debris generated during the construction process were properly disposed.
27. The Applicant shall submit a design for the onsite trash enclosure for review and
approval by the Planning Division and the City’s Solid Waste Service Provider
during building plan check review. The trash enclosure shall include a designated
area for solid waste disposal and a designated area for recycling disposal. The
design will be reviewed for aesthetic value and use of quality materials. All outside
trash and garbage collection areas shall be paved and enclosed on at least three
(3) vertical sides by solid five (5) foot high wall and on the fourth side by a view
obscuring gate to screen the containers from view. The trash enclosure shall be of
a size sufficient to contain all trash containers maintained outside the building.
The finish and color of the trash enclosure shall be designed to match a primary
element from the site building style as well as incorporate a decorative cover to
the satisfaction of the City Planner.
LANDSCAPING
28. The property owner is required to plant a minimum of eight (8) new Rhaphiolepis
shrubs along Olney Street.
29. All landscape/irrigation shall be installed prior to final inspection for the new
storage and canopy structures approved under CUP No. 07-19 and DR No. 03-19
30. A final preliminary landscape and irrigation plans shall be submitted to the
Planning Division in accordance with the City’s Water Efficiency Ordinance. The
required MWELO packet shall be submitted to staff for review. Once the
preliminary landscape/irrigation plans are deem acceptable and a full MWELO
packet is provided; the Applicant shall proceed with the building plan-check of the
landscape/irrigation plans.
31. The applicant shall have a full completed MWELO packet and be deemed
acceptable by the Planning Department the landscape/irrigation plans can be
submitted for building plan-check.
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LIGHTING
32. Where available and deemed necessary by the City Planner, the system must be
equipped with vandal resistant covers and be shielded to direct light away from all
neighboring uses, and comply with CALGreen or local ordinance, whichever is
more stringent. The lighting plan shall include the design and specifications for all
proposed exterior site lighting fixtures and shall be reviewed for quality,
aesthetics, and illumination values.
33. The developer shall submit for review by the Planning Division and the
Engineering Department, the design and specifications for all proposed lighting
fixtures proposed for the buildings, drive aisles, parkways, parking areas,
pathways, and surrounding areas within the development. The fixtures shall be
reviewed for quality, aesthetics, illumination values, sustainability values such as
LED and shall be decoratively and architecturally consistent with the building
design. The number, location, height, style and design shall be reviewed and
approved by the Planning Division and Engineering Department prior to issuance
of building permits.
SECURITY
34. The property owner shall submit a security plan to the City’s Police Department
for review and approval prior to the final inspections required for this project.
UTILITIES AND MECHANICAL EQUIPMENT
35. All mechanical equipment on site shall be screened at all times. All new screening
shall be reviewed and approved by the Planning Division.
FENCES AND WALLS
36. The Applicant shall work with staff to provide a new six (6) foot decorative
screening wall along the southern elevation of the existing 40,522 square foot
industrial building.
37. All new fences and walls shall be reviewed and approved by the Planning
Division. Fences and walls are to be decorative style (colored concrete, slumped
stone, etc.) and be in accordance with the maximum height and setback
requirements for fences/wall per the City’s Zoning Code.
ENGINEERING/PUBLIC WORKS
38. The Applicant shall comply with all requirements, standards and permitting
requirements for the City’s Engineering Division.
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FIRE DEPARTMENT
Access Requirements
Verification for compliance of the Fire Department "Access Requirements" will be
performed during the architectural plan review prior to building permit issuance.
39. All on-site Fire Apparatus Access Roads shall be labeled as "Private Driveway
and Fire Lane" on the site plan along with the widths clearly depicted on the plan.
Labeling is necessary to assure the access availability for Fire Department use.
The designation allows for appropriate signage prohibiting parking.
40. Fire Apparatus Access Roads must be installed and maintained in a serviceable
manner prior to and during the time of construction. Fire Code 501.4
41. All fire lanes shall be clear of all encroachments, and shall be maintained in
accordance with the Title 32, County of Los Angeles Fire Code.
42. Provide a minimum unobstructed width of 26 feet, exclusive of shoulders and an
unobstructed vertical clearance "clear to sky" Fire Department vehicular access to
within 150 feet of all portions of the exterior walls of the first story of the building,
as measured by an approved route around the exterior of the building. Fire Code
503.1.1 & 503.2.2
43. The dimensions of the approved Fire Apparatus Access Roads shall be
maintained as originally approved by the fire code official. Fire Code 503.2.2.1
44. Fire Apparatus Access Roads shall be designed and maintained to support the
imposed load of fire apparatus weighing 75,000 pounds, and shall be surfaced so
as to provide all-weather driving capabilities. Fire apparatus access roads having
a grade of 10 percent or greater shall have a paved or concrete surface. Fire
Code 503.2.3; Appendix D102.1
45. Provide approved signs or other approved notices or markings that include the
words "NO PARKING - FIRE LANE". Signs shall have a minimum dimension of 12
inches wide by 18 inches high and have red letters on a white reflective
background. Signs shall be provided for fire apparatus access roads, to clearly
indicate the entrance to such road, or prohibit the obstruction thereof and at
intervals, as required by the Fire Inspector. Fire Code 503.3
46. Fire Apparatus Access Roads shall not be obstructed in any manner, including by
the parking of vehicles, or the use of traffic calming devices, including but not
limited to, speed bumps or speed humps. The minimum widths and clearances
established in Section 503.2.1 and Section 503.2.2 shall be maintained at all
times. Fire Code 503.4
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47. Traffic Calming Devices, including but not limited to, speed bumps and speed
humps, shall be prohibited unless approved by the fire code official. Fire Code
503.4.1
48. A minimum 5 foot wide approved firefighter access walkway leading from the fire
department access road to all required openings in the building's ex1erior walls
shall be provided for firefighting and rescue purposes. Fire Code 504.1
49. Approved building address numbers, building numbers or approved building
identification shall be provided and maintained so as to be plainly visible and
legible from the street fronting the property. The numbers shall contrast with their
background, be Arabic numerals or alphabet letters, and be a minimum of 4
inches high with a minimum stroke width of 0.5 inch. Fire Code 505.1
50. Gate Requirements: The method of gate control shall be subject to review by the
Fire Department, prior to clearance to proceed to public hearing. All gates, to
control vehicular access, shall be in compliance with the following:
a. The gated entrance design with a single access point (ingress and
egress) shall provide for a minimum width of 26 feet, clear-to-sky,
with all gate hardware is clear of the access way.
b. Construction of gates shall be materials that allow manual operations by one
person.
c. Gates shall be of the swinging or sliding type.
d. The security gate shall be provided with an approved means of
emergency operation, and shall be maintained operational at all times
and replaced or repaired when defective.
e. Electric gate operators, where provided, shall be listed in accordance with UL
325.
f. Gates intended for automatic operation shall be designed,
constructed and installed to comply with the requirements of ASTM
F2200.
g. All locking devices shall comply with the County of Los Angeles
Fire Department Regulation 5, Compliance for Installation of
Emergency Access Devices. Fire Code Sections 503.5; 503.5.1;
503.2; 503.6; Appendix D103.7
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Water System Requirements
51. Public Fire Hydrant Requirements:
a. The fire flow test for the existing public fire hydrant is inadequate. A fire hydrant
upgrade is necessary for the existing public fire hydrants to meet the fire flow
requirement.
b. Install 2 public fire hydrants on Rockwell Avenue in addition to upgrading
the public water system to meet the minimum fire flow requirements. Submit
online in EPIC-LA a digital copy of the water plan indicating the new public
fire hydrant locations to the Land Development Unit for review. The review
plan type is: Fire - Land Development - City Request - Fire Hydrant. The
applicant shall follow the steps and upload the required digital information.
c. All required PUBLIC fire hydrants shall be installed, tested and accepted prior
to beginning construction. Fire Code 501.4
52. On-Site Fire Hydrant Requirements:
a.
All required private on-site fire hydrants shall be installed, tested and
approved prior to building occupancy. Fire Code 901.5.1
b.
Plans showing underground piping for private on-site fire hydrants
shall be submitted to the Sprinkler Plan Check Unit for review and approval
prior to installation. Fire Code 901.2 & County of Los Angeles Fire
Department Regulation 7.
c.
All on-site fire hydrants shall be installed a minimum of 25' feet from a
structure or protected by a two (2) hour rated firewall. Fire Code Appendix
C106.1
d.
Where fire hydrants are subject to impact by a motor vehicle, guard
posts or other approved means of protection shall be in compliance of Section
312 of the County of Los Angeles Fire Code. Fire Code 507.5.6
53. The required fire flow for the public fire hydrants for this project is 5000 gpm at
20 psi residual pressure for 4 hours. Three (3) public fire hydrants flowing
simultaneously may be used to achieve the required fire flow. Fire Code 507.3
& Appendix B105.1
54. The required fire flow for the on-site private fire hydrants for this project is
1250 gpm at 20 psi residual pressure for 2 hours. One on-site fire hydrant
flowing may be used to achieve the required fire flow.
For any questions regarding the report, please contact FPEA Wally Collins at (323)
890-4243 or at Wally.Collins@fire.lacounty.gov.
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SECTION 9 – 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.

________________________________
Amy Wong, Chairperson

ATTEST:

_______________________________
Jason C. Mikaelian, AICP, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason C. Mikaelian , 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. 3570 adopted by the Planning Commission of the City of El Monte, at a regular
meeting by said Commission held on April 29, 2020, by the following votes to wit:

AYES:
NOES:
ABSTAIN:
ABSENT:
________________________________
Jason C. Mikaelian, AICP, Secretary
El Monte City Planning Commission
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CONDITIONAL USE PERMIT FOR:

LOS ANGELES LIGHTING, MFR. CO.
10141 OLNEY STREET, EL MONTE, CA 91731
PROJECT SCOPE

ENCLOSE 7,400 S.F. OF EXISTING COVERED CANOPY FOR FACTORY OR STORAGE USE TO SUPPORT EXISTING WAREHOUSE BUILDING

PROJECT INFORMATION

8578-011-023
M-2 (GENERAL MANUFACTURING)
BILL SHAPIRO, 10141 OLNEY STREET, EL MONTE, CA 91731
BILL SHAPIRO
10141 OLNEY STREET, EL MONTE, CA 91731

BUILDING INFORMATION
Construction Type:
Number of Stories:
Building Area (Gross):

(SEE F.A.R BREAKDOWN)

MAXIMUM ALLOWABLE S-1 GROUP (CBC 2019)
MAXIMUM ALLOWABLE B GROUP (CBC 2019)
MAXIMUM ALLOWABLE F-1 GROUP (CBC 2019)
EXISTING WAREHOUSE BUILDING:
EXISTING B OCCUPANCY AREA
EXISTING F OCCUPANCY AREA
EXISTING S-1 OCCUPANCY AREA

EXISTING + NEW
EXISTING WAREHOUSE BUILDING:
PROPOSED ENCLOSED FACTORY AREA:

CONDITIONAL USE PERMIT FOR:
LA LIGHTING: STORAGE ENCLOSURE PROJECT
10141 OLNEY STREET
EL MONTE, CA 91731
APN: 8578-011-023

APN:
ZONING:
OWNER:
APPLICANT:

TYPE II-B
1 Story
56,532 SF
70,000 SF
92,000 SF
62,000 SF

TOTAL

5,978 SF
27,573 SF
11,571 SF
45,122 SF

TOTAL

45,122 SF
7,400 SF
52,522 SF

OL
NE

Y

FLOOR AREA RATIO

LIGHTING
STRE
ET

REVISIONS

PERMIT #
SHEET TITLE

SITE PLAN
PROJECT NAME

LA LIGHTING
PROJECT #
DATE

DECEMBER 23, 2019

SCALE

VICINITY MAP

SITE PLAN

N.T.S.

1"=30'-0"

ROCKWELL

SHEET #

AVENUE

N

A-1
1 of 3

PARKING TABULATION
NOTE:

ADMINISTRATION USE IS LESS THAN 25% THEREFORE WHOLE STRUCTURE WILL BE BE PARKED AT
WAREHOUSE / INDUSTRIAL RATE.
(5,978 / 56,532 S.F. = 11%
11%<25% (OK)

GROSS BUILDING AREA:

56,532 S.F.

Square Feet of GFA
Up to 5,000:
5,001 to 10,000
10,001 to 25,000
25,001 and up

Parking Ratio
1:400 = 13 stalls
1:500 = 10 stalls
1: 750 = 20 stalls
1: 1,500

(MAIN BUILDING W/ PROPOSED ENCLOSED CANOPY )

Total Parking Requirement:
Cumulative Total:
(13+10+20=43 stalls) + (56,532 - 25,000 = 31,532 / 1500 =21 stalls) = 64 stalls

STANDARD STALLS
HANDICAP STALLS (2 EXISTING)
TOTAL NUMBER OF STALLS

CONDITIONAL USE PERMIT FOR:
LA LIGHTING: STORAGE ENCLOSURE PROJECT
10141 OLNEY STREET
EL MONTE, CA 91731
APN: 8578-011-023

TOTAL REQUIRED PARKING: 64 stalls
TOTAL PARKING PROVIDED: 64 stalls
(2) EXISTING HC PARKING STALLS

62
2
64

LIGHTING
REVISIONS

PERMIT #
SHEET TITLE

PROPOSED FLOOR
PLAN
PROJECT NAME

LA LIGHTING
PROJECT #
DATE

DECEMBER 23, 2019

SCALE

PROPOSED FLOOR PLAN
1/16"=1'-0"

SHEET #

N

A-2
2 of 3

PAINT SCHEME
DUNN EDWARDS, LONDON FOG, DE5920
PAINT: P-1

CONDITIONAL USE PERMIT FOR:
LA LIGHTING: STORAGE ENCLOSURE PROJECT
10141 OLNEY STREET
EL MONTE, CA 91731
APN: 8578-011-023

E A S T E L E V A T I O N (FOR REFERENCE ONLY)
APPROVED UNDER ENTITLEMENT (CUP #07-19/D.R. #03-19)

DUNN EDWARDS, MIST SPIRIT, DE6302
PAINT: P-2

3-PROPOSED E A S T E L E V A T I O N

LIGHTING
REVISIONS

NORTH ELEVATION

PERMIT #
SHEET TITLE

EXTERIOR ELEVATIONS,
RENDERINGS, COLOR
SCHEME
PROJECT NAME

LA LIGHTING
PROJECT #
DATE
SCALE
SHEET #

AERIAL

V I E W F R O M N O R T H (ROCKWELL AVE.)

DECEMBER 23, 2019
1/16"=1'-0"

A-3
3 of 3

STAFF REPORT

JULY 9, 2019

TO:

CITY PLANNING COMMISSION

FROM:

BETTY DONAVANIK
COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR

BY:

DAVID KIM
ASSISTANT PLANNER

SUBJECT:

CONDITIONAL USE PERMIT (CUP) NO. 07-19 & DESIGN
REVIEW (DR) NO. 03-19

LOCATION:

10141 OLNEY STREET

APPLICANT:

JOE DIAZ FOR THE LOS ANGELES LIGHTING MFG. CO.
311 CLEARHAVEN DR.
AZUSA, CA 91702

PROPERTY OWNER:

BILL SHAPIRO
10141 OLNEY ST.
EL MONTE, CA 91731

ENVIRONMENTAL
DETERMINATION:

ARTICLE 19 CATEGORICAL EXEMPTIONS – SECTION
15303 (CLASS 3 – NEW CONSTRUCTION OR
CONVERSION
OF
SMALL
STRUCTURES)
IN
ACCORDANCE WITH THE REQUIREMENTS OF THE
CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA).

RECOMMENDATION:

ADOPT A CATEGORICAL EXEMPTION AND APPROVE
CUP NO. 07-19 AND DR NO. 03-19, SUBJECT TO
CONDITIONS OF APPROVAL.

REQUEST
The Applicant, Joe Diaz on behalf of The Los Angeles Lighting MFG. CO. (LA Lighting),
is requesting approval of Design Review No. 03-19 and Conditional Use Permit No. 0719. A Design Review is requested to construct two (2) 2,300 square foot (SF) storage
structures totaling 4,600 SF and a 7,400 SF canopy structure to be attached to an
existing 40,522 SF industrial building located on a 4.18 acre property in the M-2 (General
Manufacturing) zone. A Conditional Use Permit is requested for the construction and
occupancy of an industrial building located within 150 feet of residentially zoned and
used property. The request is made pursuant to Chapters 17.22 (Design Review) and
17.24 (Conditional Use Permits) of the El Monte Municipal Code (EMMC).

10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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SUBJECT PROPERTY
Location:

Northeast corner of Olney St. and Rockwell Ave. (Lot street
frontage: >500 feet on Rockwell Ave. and >400 feet on Olney St.)
Industrial Business Park (Max. FAR: 1.0)
M-2 (General Manufacturing)
4.18 Acres (182,080 square feet)
Existing 40,522 SF industrial building and detached 4,010 SF
storage building

General Plan:
Zone:
Lot Size:
Existing
Improvements:

SURROUNDING PROPERTIES
General Plan:

Zoning:

North:

Industrial/Business Park

M-2

South:

Industrial/Business Park

M-2/M-1

East:

Industrial/Business Park

M-1

West:

Medium-Density
Residential

R-3

Land Use:
Passenger
Transportation
Wholesale/Warehouse
Single/Multi-Family
Residence
Single/Multi-Family
Residence

ZONING AND AERIAL PHOTO

N

PROJECT
SITE

PROJECT
SITE

OLNEY ST.

N

OLNEY ST.

N

10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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Exhibit 1. Proposed Site Plan

N

Existing Mono-Pine Wireless Facility
Existing Storage Building

(N) Storage

(N) Canopy

(N) Storage

Existing Industrial Building

ROCKWELL AVE.

10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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Exhibit 2. Floor Plan of Existing 40,522 SF Industrial Building
(up) – unpermitted
(e) – existing
(e) storage
(up) Storage

(up) Canopy (up) Storage
(up) Canopy
(up)Storage
(up) Storage

(e) Office

(e) Assembly Area

Exhibit 3. Proposed Floor Plan of New Storage and Canopy Structures

New Canopy

New Storage

(e) Assembly Area
(e) Office

New Storage

10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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PROJECT ANALYSIS
Project Background
On August 8, 2017, the Planning Commission approved Conditional Use Permit (CUP)
No. 16-16 and Design Review (DR) No. 05-16 to legalize four existing (4) storage
structures totaling 3,098 SF and two (2) canopy structures totaling 1,520 SF attached to
the existing 40,522 SF industrial building. Public comments were received regarding
impacts created by general industrial uses along Rockwell Avenue. This included truck
traffic, speeding and on-street parking. However, it appears that some of the issues
identified originated from other uses in the vicinity, and not specifically to the subject
business. At the public hearing, Staff presented recommended conditions of approval in
response to the public’s concerns. The recommended conditions of approval that were
approved by the Planning Commission on August 8, 2017 are also recommended in this
current request.
On August 28, 2018, the Planning Commission approved a six (6)-month time extension
for CUP No. 16-16 and DR No. 05-16 with a new expiration date of February 4, 2019. To
date, the Applicant has not complied with the conditions of approval for CUP No. 16-16
and DR No. 05-16, therefore the storage canopy structures are considered unpermitted.
On May 22, 2019, the Applicant submitted CUP No. 07-19 and DR No. 03-19, to
demolish the unpermitted structures and construct two (2) new 2,300 SF storage
structures totaling 4,600 SF and a new 7,400 SF canopy structure to be attached to the
existing 40,522 SF industrial building. Should CUP No. 07-19 and DR No. 03-19 be
approved, the original CUP No. 16-16 and DR No. 05-16 would be null and void.
Existing Site Conditions
The 4.18 acre project site is currently improved with a 40,522 SF main
industrial/warehouse building, a detached 4,010 SF storage building and a mono-pine
wireless telecommunications facility. City’s building permit records show that the existing
industrial development was constructed during the 1950s to 1960s. The wireless facility
was developed in the early 2000s.
The main building is located on the western portion of the subject property with an
existing surface parking lot situated adjacent to the southeast. The project site is
currently occupied by an industrial use (LA Lighting), which specifically manufactures
commercial and industrial light fixtures. LA Lighting has occupied the site since 1997.
Since the early 2000s, the northern portion of the project site has been leased to
Southland Transit Inc, for the short-term outside storage of passenger transportation
vehicles. Southland Transit is primarily located at 3650 Rockwell Avenue, which abuts
the subject site, to the north of 10141 Olney Street. Southland Transit operates along
with Tri-City Transportation System Inc. (a taxi service use). Prior to the year 2000, the
leased area was used as outdoor equipment storage for LA Lighting. In June 2017,
Southland Transit applied for a separate CUP with the City, to occupy the leased space
for long-term vehicle storage. The approval of the Southland Transit CUP (CUP No. 1217) is separate from the CUP (CUP No. 07-19) request on 10141 Olney Street.
10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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Proposed Project & Surrounding Uses
The Applicant is proposing to demolish the existing unpermitted storage and canopy
structures and construct two (2) new 2,300 SF storage structures totaling 4,600 SF and a
new 7,400 SF canopy structure to be attached to the existing 40,522 square foot
industrial building. Site improvements includes new landscaping areas along the street
frontages of Olney Street and Rockwell Avenue, and parking upgrades including three
new (3) truck loading spaces and three (3) new accessible parking spaces.
Per the EMMC Chapter 17.24, a new or expanded industrial use within 150 feet of
residential used or zoned property requires a CUP. The current manufacturing use does
not have a CUP; therefore, it is considered a legal-nonconforming use as it was legally
established at a particular time, but does not comply with the current regulations.
Although LA Lighting has occupied the subject property since 1997, manufacturing uses
have existed at this property since the mid-1950’s, according to City’s building permit
records. Per EMMC Chapter 17.22, a design review is required for construction of new
industrial buildings such as storage/warehouse structures.
The project site is adjacent to single- and multi-family residential uses to the east and
west. To the south of the subject property, there are a variety of wholesale/warehouse
businesses, while the property to the north has been occupied by a passenger
transportation use since the early 1990s.
General Plan Consistency
The subject property has a General Plan land use designation of Industrial / Business
Park, which supports a variety of sustainable light industrial uses that generally creates
job opportunities, is compatible with surrounding residential uses, and generates low
traffic impacts. LA Lighting is an energy-efficient light fixture manufacturing business for
commercial and industrial uses that has occupied the project site since March 1997.
Staff has determined that the proposed improvement to the site is a necessary and
reasonable request to maintaining and improving the existing business’ operation and
overall functionality.
CONDITIONAL USE PERMIT (CUP)
Through the CUP process, staff evaluates the project to ensure that it is compliant with
the City’s Zoning Code. The project complies with all development standards of the M-2
zone. In addition, staff reviews the site plan and operations of the use and proposes
conditions of approval to minimize impacts to surrounding residential uses. A condition
of approval has been added to require an updated security plan to the El Monte Police
Department for review and approval.
Traffic Impacts
The total square footage of the new storage structures is 4,600 SF, which is an increase
in the overall site’s building square footages by eleven (11) percent. This represents a
nominal increase and was determined by staff to not trigger a traffic assessment as the
structures will be used for storage and will not intensify the operations of the use.
10141 Olney St.
CUP No. 07-19 & DR No. 03-19
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Furthermore, since the new structures will be used for storage purpose only, it is not
anticipated to result in an increase in the number of employees. However, as a condition
of approval, the Applicant shall submit a “good neighbor policy” to the Planning Division
for review, which would be distributed to all employees and truck contractors that visit the
facility and to the adjacent residential properties. The policy shall include information on
hours of operations, maximum truck speeds along adjacent streets, and outline a
preferred truck route to access Valley Boulevard. It shall also include the contact
information of LA Lighting to ensure that residents may directly call the company
regarding any concerns about the project site.
Noise Impacts
The new storage and canopy structures are positioned adjacent to the east elevation of
the existing 40,522 SF industrial building (away from residences on the west side of
Rockwell Avenue). In addition, the new structures would be approximately 200 to 300
feet away from the nearest residential dwellings to the east of the project site.
All designated truck loading activity is proposed to occur at the middle portion of the 4.18
acre lot to ensure loading activity is not in close proximity to neighboring residential uses.
Staff has also added specific hours of operation for truck loading activity as to not
negatively impact the residents. With these specific project conditions, the new storage
and canopy structures are not intended to create new noise impacts to existing
surrounding neighborhood.
Hours of Operation
Existing business operations for LA Lighting consist of an office administration
department, sheet metal fabrication department and an assembly department. Current
hours of operation for the business are from 6:00 a.m. to 5:00 p.m. Monday through
Friday. Metal fabrication primarily occurs in the morning and early afternoon and truck
deliveries typically occur in the afternoon. The business is currently closed on Saturdays
and Sundays.
There are currently no conditions in place limiting the hours of operation for the use.
Therefore, staff recommends incorporating conditions to protect residents in the event of
changes to business operations. Staff reviewed the approved hours of operations for
recently approved industrial projects in proximity to residential uses, and proposes the
following:
• 6:00 a.m. to 6:00 p.m. on Mondays through Fridays (7:00 a.m. to 5:00 p.m. for
truck loading)
• 7:00 a.m. to 5:00 p.m. on Saturdays (7:00 a.m. to 5:00 p.m. for truck loading)
• No activity on Sundays or Federal Holidays
• Office and janitorial work may occur outside the proposed hours, until 10:00 p.m.
The Applicant is responsible for complying with all recommended conditions of approval
for this project including the hours of operation and compliance with the City’s Noise
Ordinance (Chapter 8.36 of the EMMC). Should the Applicant violate any of the
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recommended conditions of approval, the CUP may be considered for revocation
proceeding in accordance with EMMC Section 17.24.100 (Revocation).
Off-Street Parking
The project site is a corner lot, which has two (2) existing driveway approaches on
Rockwell Avenue and one (1) driveway approach on Olney Street. The southwest
driveway approach on Rockwell Avenue is currently not being utilized. The proposed
project requires a total of 59 parking spaces with two (2) accessible parking spaces. The
project will provide the required parking spaces of 59 parking spaces and three (3) total
accessible parking spaces. In addition, two (2) required new full size (15’x40’) loading
spaces and one (1) required standard loading space (15’x25’) would be provided on site.
As a condition of approval, the Applicant will be required to provide staff with an
“employee parking plan” to ensure that all employee and visitor parking be on-site and
prohibited along public streets. The employee parking plan shall be reviewed by the
Planning Division and approved prior to the issuance of building permit for the new
structures.
Maintenance Agreement
The property owner is required to execute a maintenance agreement with the City
regarding the continued maintenance of the project site. The maintenance agreement
shall be recorded with the Los Angeles County Recorder’s Office prior to the project’s
final inspection.
DESIGN REVIEW
Staff has reviewed the design of the proposed storage and canopy structures in
accordance with EMMC Chapter 17.22 and Comprehensive Design Guidelines.
Specifically, Staff has reviewed the following elements of the storage and canopy’s
design: (1) Color/Finished Materials and (2) Mass and Scale. Staff has also added a
condition of approval to ensure the storage and canopy structures are maintained and
repaired as needed as to not depreciate the proposed intended aesthetics.

East Elevation – Storage and Canopy Structures
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Rendering

Color/Finished Materials
The new storage and canopy structures will have a finished building material similar to
the existing metal corrugated material of the 40,522 square foot industrial building. This
will allow the new structures to match the existing style of the industrial building. The
property owner is also planning to paint the building using metallic modern color palette.
The upper portion of the building will be in color of a charcoal light gray. The lower
portion of the building will be in the color of an ash gray creating a horizontal veneer
effect across the building.
Mass and Scale
The new storage and canopy structure will maintain the existing roof style and pattern of
the existing industrial building and will be a maximum of 23.5 feet in height to match the
existing building. The simple pitch roof pattern will allow the storage and canopy
additions to seamlessly integrate with the existing building. As proposed, the new
storage and canopy additions are consistent with the City’s Comprehensive Design
Guidelines.
Site Improvements
As part of the overall project’s scope of work, the Applicant is proposing improvements to
include two (2) new accessible parking stalls for a total of three (3) accessible spaces
(one will be van accessible), two (2) required new full size (15’x40’) loading spaces, one
(1) required standard loading space (15’x25’), and one (1) new fully covered trash
enclosure. The Applicant shall also provide a new six (6) foot high decorative screening
wall along the existing 40,522 square foot industrial building’s south elevation to help
screen the designated loading areas. All improvements are to be installed prior to final
Planning inspection.
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Landscaping
-

New
Landscape

8 new Rhaphiolepis shrubs

Proposed Landscape Plans

The Applicant has provided a preliminary landscape plan to install new landscape areas
along Rockwell Avenue and Olney Street frontages. Certain portions of the existing
landscape area will also be re-planted with the recommended eight (8) Rhaphiolepis
shrubs approved for CUP No. 16-16. Along Rockwell Avenue, ten (10) 24-inch box size
Australian Willow trees will be planted. The proposed new landscaping area will provide
a landscape buffer area to the north abutting the northern residential properties and also
provide new street fronting landscaping areas. Over 3,000 SF of new landscape area is
provided as part of this project. The project will be subject to complying with the City’s
Water Efficiency Ordinance as part of the project’s plan-check review.
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Zoning Code
The following table summarizes the proposed project’s compliance with the M-2 zoning
and all applicable City Zoning Code standards as shown below.
Development
Feature
Floor Area Ratio:
Setback:
Front
Side
Rear
Trash Enclosure:

Parking:

M-2 Requirement

Meets Requirement (1)

Max. 1.0
Front: 50’ from centerline of street; 5’ property
line setback;
Street Side: 5’;
Interior Side: 0’;
Rear: 0’ if commercial/industrial use and min. 25’
if residential use
Trash enclosure required
59 parking spaces (2 accessible parking)
Up to 5,000 gfa – 1 space/400 gfa
5,001 to 10,000 gfa – 1 space/500 gfa
10,001 to 25,000 gfa – 1 space/750 gfa
25,001 and greater – 1 space/1,500 gfa
Office space less than 25% of gfa – counted as
industrial gfa

27%
Front: More than 80’ from
centerline of Olney St.; More than
50’ from front property line;
Street Side: More than 20’;
Interior Side: 250’;
Rear: More than 90’
Yes

59 spaces
(3 accessible parking)

23’-5” (ground level to highest
point of structure)
*1 - Regarding the existing 40,522 square foot warehouse/industrial building including the attached
storage and canopy structures to be legalized.
Building Height:

N/A

CITY REVIEW PROCESS
Staff has worked with other City Departments and Divisions in reviewing the proposed
project. This review process enables the various City Departments and Divisions (i.e.
Planning, Building, Public Works/Engineering, Police and Fire) to review the project for
conformity with the provisions established in the EMMC. The concerns and/or conditions
of all reviewing parties are included in the recommended conditions of approval provided
in Resolution No. 3549.
ENVIRONMENTAL REVIEW
In accordance with the requirements of the California Environmental Quality Act (CEQA)
of 1970, as amended, this project is Categorically Exempt under Section 15303 (Class 3
– New Construction or Conversion of Small Structures) of the CEQA Guidelines, as
amended.
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RECOMMENDATION
Staff recommends that the Planning Commission evaluate the proposal and consider the
following Actions:
A. Adopt a Categorical Exemption under Section 15303 (Class 3 – New Construction
or Conversion of Small Structures) pursuant to the California Environmental
Quality Act and Guidelines; and
B. Make the Findings of Facts presented in Resolution No. 3549 and approve
Conditional Use Permit No. 07-19 and Design Review No. 03-19 subject to the
recommended Conditions of Approval contained in the attached Resolution or any
other conditions that the Planning Commission may wish to impose.

ATTACHMENTS
A.
B.
C.
D.
E.

Resolution No. 3549
Project Plans
Public Hearing Notice
Radius Maps
On-Site Public Notice Posting
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RESOLUTION NO. 3549

A RESOLUTION OF THE PLANNING COMMISSION OF
THE CITY OF EL MONTE, COUNTY OF LOS ANGELES,
STATE OF CALIFORNIA, APPROVING CONDITIONAL
USE PERMIT NO. 07-19 AND DESIGN REVIEW NO. 03-19
TO CONSTRUCT TWO (2) 2,300 SF STORAGE
STRUCTURES (TOTAL AREA: 4,600 SF) AND A 7,400 SF
CANOPY STRUCTRE TO AN EXISTING 40,522 SF
INDUSTRIAL/WAREHOUSE BUILDING, LOCATED IN THE
M-2 (GENERAL MANUFACTURING) ZONE, AND
ADOPTING A CATEGORICAL EXEMPTION FOR THE
PROPERTY LOCATED AT 10141 OLNEY STREET, EL
MONTE, CALIFORNIA

The Planning Commission of the City of El Monte, County of Los Angeles,
State of California, does hereby find, determine and resolve as follows:
SECTION 1 – PROJECT DESCRIPTION. On August 8, 2017, the
Planning Commission approved Conditional Use Permit No. 16-16 and Design Review
No. 05-16 to legalize four (4) storage structures totaling 3,098 square feet and two (2)
canopy structures totaling 1,520 square feet attached to the existing 40,522 square foot
industrial building. On August 28, 2018, the Planning Commission approved a six (6)month time extension for Conditional Use Permit No. 16-16 and Design Review No. 0516 with a new expiration date of February 4, 2019. To date, the Applicant has not
complied with the conditions of approval for CUP No. 16-16 and DR No. 05-16,
therefore the storage and canopy structures are considered unpermitted. On May 22,
2019, Joe Diaz for The Los Angeles Lighting Manufacturing Company (the Applicant),
311 Clearhaven Drive, Azusa, CA 91702, submitted CUP No. 07-19 and Design Review
No. 03-19, to demolish the existing unpermitted storage and canopy structures and
construct two (2) new 2,300 square foot storage structures totaling 4,600 square feet
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and a new 7,400 square foot canopy structure attached to the existing 40,522 square
foot industrial building. A CUP is requested to allow an expansion of the existing
industrial/warehouse light-fixture manufacturing business located in the M-2 (General
Manufacturing) zoned property that is within 150 feet of residential zoned or used
properties. A Design Review is also requested to review the design of the attached
storage and canopy structures. The request is made pursuant to Chapter 17.22 (Design
Review) and 17.24 (Conditional Use Permit) of the El Monte Municipal Code (EMMC).
SECTION 2 – PUBLIC HEARING. The property is located at 10141 Olney
Street, on the, and described as follows, to-wit
APN: 8578-011-023
Pursuant to which after due notice as required by law, a full and fair public hearing was
held to consider a Conditional Use Permit No. 07-19 and Design Review No. 03-19
before this Planning Commission on July 9, 2019 at which time, all interested persons
were given full opportunity to be heard and present evidence.
SECTION 3 - ZONING.

The property is located within the M-2 (General

Manufacturing) Zone. The surrounding zoning and land use of the adjacent properties
are as follows:
North: M-2; Passenger Transportation Use
South: M-2/M-1; Wholesale/Warehouse
East: M-1; Single/Multi-Family Residence
West: R-3; Single/Multi-Family Residence
SECTION 4 - ENVIRONMENTAL. That in accordance with the criteria and
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines as amended, staff has conducted the appropriate environmental
analysis and based on that assessment, the City has determined the project to be
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Categorically Exempt by Article 19 Section 15303 (Class 3 – New Construction or
Conversion of Small Structures) in accordance with the requirements of the State CEQA
Guidelines. No further environmental assessment is required.
SECTION 5 - GENERAL PLAN.

That the General Plan land use

designation is Industrial Business Park, which supports a variety mix of sustainable light
industrial uses that generally creates good job opportunities, is compatible with
surrounding residential uses, and generates little or minimal traffic impacts. The Los
Angeles Lighting MFG. CO. (LA Lighting) is an energy-efficient light fixture
manufacturing business for commercial and industrial uses that has been occupying the
project site since March 1997. The Applicant is proposing to construct two (2) 2,300
square foot storage structures totaling 4,600 square feet and a 7,400 square foot
canopy structure attached to the existing 40,522 square foot industrial building. Staff
has determined that such improvement to the site is a necessary and reasonable
request to maintaining and improving the existing business’ operation and overall
functionality. The approval of Conditional Use Permit No. 07-19 and Design Review No.
03-19 is consistent with the goals and policies of the EMMC and the 2011 El Monte
General Plan.
SECTION 6 – CONDITIONAL USE PERMIT FINDINGS.

That all

necessary findings, for the granting of Conditional Use Permit No. 07-19, to allow an
expansion of the existing industrial/warehouse light-fixture manufacturing business in
the M-2 (General Manufacturing) zoned property that is within 150 feet of residential
zoned or used properties, pursuant to Chapter 17.24 (Conditional Use Permit) of the
EMMC can be made in a positive manner as follows:
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A. The granting of such conditional use permit will not be detrimental to the public
health or welfare or injurious to the property or improvements in such zone or
vicinity;
Finding of Fact:
Staff has addressed potential concerns regarding the proposed project and has
recommended specific conditions related to the business’ hours of operation, the
City Noise Ordinance, on-site storage, and property maintenance. The Applicant is
required to comply with the recommended conditions of approval at all times. Staff
has determined that with the recommended conditions of approval, the granting of
the CUP would not be detrimental to the community and would be compatible with
the adjacent uses.
B. The use applied for at the location indicated is properly one for which a
conditional use permit is authorized;
Finding of Fact:
In accordance with EMMC Chapter 17.24, a CUP is required for any new industrial
use that is proposed in the M zone and is within 150 feet of residential zoned and
used property. The Applicant is proposing to construct two (2) 2,300 SF storage
structures totaling 4,600 SF and a 7,400 SF canopy structure attached to an existing
40,522 SF industrial building located on a 4.18 acre property. The current
manufacturing use that is occupying this property does not have a CUP, is zoned M2, and is within 150 feet of residential used and zoned properties. Therefore, the
proposed project has triggered the need for the current business to obtain a CUP.
C. The site for the proposed use is adequate in size and shape to accommodate
such use; and that all yards, spaces, walls, fences, parking, loading, landscaping,
and other features required to adjust such use with the land and uses in the
neighborhood are provided;
Finding of Fact:
The project site is approximately 4.18 acres in size. The current occupant of the
property is a commercial/industrial light-fixture manufacturing business. The
Applicant is proposing to construct two (2) 2,300 SF storage structures totaling
4,600 SF and a 7,400 SF canopy structure attached to an existing 40,522 SF
industrial building. The proposed project meets the City’s Zoning Code including
parking, loading spaces, landscape area, and trash enclosure. The project site is
also adequate in size to accommodate such storages and canopies.
D. The site abuts streets and highways adequate in width and pavement type to
carry the kind of traffic generated by the proposed use;
Finding of Fact:
The project site is a corner property that abuts two (2) local streets (Olney St. and
Rockwell Ave.). The existing industrial light-fixture manufacturing use is not
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expected to generate traffic impacts that would negatively affect sensitive uses such
as the adjacent residential uses given that the project is to add two (2) storages and
a canopy area and not new manufacturing area. Olney Street and Rockwell Avenue
are also considered local streets; however, the surrounding uses of the project site
is a mixture of industrial/commercial and residential uses. Therefore, staff concludes
that the existing streets would not be negatively affected by the existing
manufacturing use.
E. The granting of such conditional use permit will not adversely affect the purpose,
goals and policies of the city general plan.
Finding of Fact:
The subject property has a General Plan land use designation of Industrial Business
Park, which supports a variety mix of sustainable light industrial uses that generally
creates good job opportunities, is compatible with surrounding residential uses, and
generates little or minimal traffic impacts. LA Lighting. is an energy-efficient light
fixture manufacturing business for commercial and industrial uses that has been
occupying the project site since March 1997. The Applicant is proposing to construct
two (2) 2,300 SF storage structures totaling 4,600 SF and a 7,400 SF canopy
structure attached to an existing 40,522 SF industrial building located on a four (4)
acre property. Staff has determined that such improvement to the site is a necessary
and reasonable request to maintaining and improving the existing business’
operation and overall functionality. The approval of Conditional Use Permit No. 0719 and Design Review No. 03-19 is consistent with the goals and policies of the
EMMC and the 2011 El Monte General Plan.

SECTION 7 – DESIGN REVIEW FINDINGS. That all necessary findings
for the granting of Design Review No. 03-19 to review the design of the two (2) 2,300
SF storage structures, 7,400 SF canopy structure and site layout pursuant to Chapter
17.22 (Design Review) of the EMMC can be made in a positive manner as follows:
A. The granting of the design review request will not be detrimental to the public
health or welfare or injurious to the property or improvements in such zone or
vicinity;
Finding of Fact:
The proposed storage structures would help the current industrial light-fixture
manufacturing business to have ample storage spaces that is necessary and
essential for industrial businesses for operational, safety, and work function
purposes. The design review is required per EMMC for all new industrial structures
and was reviewed by staff to ensure the design of both the canopies and storages
are compatible with the existing building in accordance with the City’s

RESOLUTION NO. 3549 | 5

Comprehensive Design Guidelines. Staff concludes that the proposed design will not
be detrimental to the community of El Monte and will help remove visual blight that is
often the case with having business-related equipment stored outside an industrial
building.
B. The design of the proposed project would provide a desirable environment for its
occupants and visiting public as well as its neighbors through good aesthetic use
of materials, textures, and colors that will remain appealing and will retain a
reasonably adequate level of maintenance;
Finding of Fact:
The new storage and canopy structures will have a finished building material similar
to the existing metal corrugated material of the 40,522 square foot industrial
building. This will allow the new structures to match the existing style of the industrial
building. The property owner is also planning to paint the building using metallic
modern color palette. The upper portion of the building will be in color of a charcoal
light gray. The lower portion of the building will be in the color of an ash gray
creating a horizontal veneer effect across the building. The new storage and canopy
structure will keep the existing roof style and pattern of the existing industrial
building. The simple pitch roof pattern will allow the storage and canopy additions to
seamlessly integrate with the existing building. As proposed, the new storage and
canopy additions are consistent with the City’s Comprehensive Design Guidelines.
Therefore, as proposed, the massing/scale, material, and color of the storages and
canopies can work together to seamlessly transition with the existing
warehouse/industrial building. Staff has also included a condition of approval ensure
the Applicant maintains the storages and canopies in good condition and repair as
needed.
C. The design and layout of the proposed project will not unreasonably interfere with
the use and enjoyment of neighboring existing or future development, and will not
result in vehicular and/or pedestrian hazards;
Finding of Fact:
The proposed storage and canopy structures are attached to the east elevation of
the existing industrial building and are at least 89’ away from the property line
fronting Olney Street. The structures are also not visible to the single-family
residences on the Rockwell Avenue since they are behind the existing industrial
building. Given these facts, Staff has determined that the storage and canopy
structures, as proposed, will not interfere with the existing residential neighborhoods
adjacent to the project site or create a traffic hazard for both vehicles and
pedestrians in the community.
D. The architectural design of the proposed project is compatible with the character
of the surrounding neighborhood and will maintain the harmonious, orderly and
attractive development contemplated by the provisions of this chapter and the
general plan; and
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Finding of Fact:
The proposed design of the attached storage and canopy structures were reviewed
in accordance with the City’s Comprehensive Design Guidelines and Zoning Code.
The storage and canopy structures, as proposed, will be compatible with the existing
attached industrial building in accordance the City’s General Plan Land Use Policy
LU-1.1, which states that all development in the City is to be compatible with its
surrounding uses in accordance with all City’s policies, goal and regulations. Overall,
staff supports the proposed project as the storages will help prevent any tendency to
store equipment outside the existing building visible to streets.
E. The landscape considerations including the location, type, size and coverage of
plant materials, provisions for irrigation, maintenance and protection of
landscaped areas, have been provided to insure visual relief, to complement
buildings and structures and to provide an attractive environment.
Finding of Fact:
New landscaped areas will be provided on Rockwell Avenue and Olney Street
frontages. Certain portions of the existing landscape area will also be re-planted with
the recommended eight (8) Rhaphiolepis shrubs previously approved at this
location. Along Rockwell Avenue, ten (10) 24-inch box size Australian Willow trees
will be planted. The proposed new landscaping area will allow the subject property to
have a landscape buffer area to the north abutting the northern residential properties
and also provide new street fronting landscaping areas. Over 3,000 square feet of
new landscape area is provided as part of this project. The project will be subject to
complying with the City’s Water Efficiency Ordinance as part of the project’s plancheck review; therefore, given these evidences, the project will provide additional
landscape area that will improve the subject property.
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SECTION 8 – APPROVALS AND CONDITIONS. That the Planning
Commission determines that the project is Categorically Exempt under Article 19
Section 15303 (Class 3 – New Construction and Conversion of Small Structures) in
accordance with the California Environmental Quality Act (CEQA) of 1970 and the
CEQA Guidelines, as amended, and does hereby approve CUP No. 07-19 and DR No.
03-19 subject to the following recommended conditions:
PROJECT GENERAL
1. The project shall substantially conform to Conditional Use Permit No. 07-19 and
Design Review No. 03-19 presented to the Planning Commission on July 9, 2019.
2. The Conditional Use Permit and Design Review approvals as contained herein
shall be effective for a period of one (1) year from the date of approval, unless the
Applicant has obtained building occupancy permits from the City for the proposed
project or has timely requested an extension of time within which to procure
building permits.
3. Prior to issuance of building permits for the new 4,600 SF storage structures and
7,400 SF canopy structure, the Applicant shall obtain a demolition permit from the
City of El Monte Building Division to demolish the unpermitted 3,098 SF storage
structures and 1,520 SF canopy structures.
4. The strict adherence to the conditions contained herein shall be demonstrated at
all times. A failure to comply may be cause for a review by the Planning
Commission for potential revocation of the use permit approved herein pursuant
to EMMC Section 17.24.100 (Revocation).
5. A copy of the approving resolution shall be printed or attached to the development
plans that are to be submitted during the plan check process.
6. All Planning Division, Building Division, Code Enforcement Division, Engineering
Division, and Los Angeles County Fire Department standards and conditions shall
be complied with prior to the issuance of building permits or at another time
specified in the conditions of approval or as outlined in City Codes.
7. The Applicant and property owner shall sign and submit an affidavit accepting all
conditions of approval contained in the Planning Commission Resolution prior to
issuance of Building Permits or a Certificate of Occupancy Permit for the
proposed project.
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8. All activities on the property shall comply with the City of El Monte Noise
Ordinance at all times.
MAINTENANCE/OPERATIONS
9. The hours of operation for industrial uses shall be restricted to 6:00 a.m. to 6:00
p.m. Monday through Friday and 7:00 a.m. to 5:00 p.m. on Saturdays. Only office
related uses and janitorial activities may occur until 10:00 p.m., Mondays through
Saturdays. No manufacturing related operational activity of any kind may occur on
Sundays or on legal holidays observed by the City of El Monte.
10. Truck deliveries shall be restricted to 7:00 a.m. to 5:00 p.m., Mondays through
Saturdays (deliveries are prohibited on Sundays).
11. All business related operations shall be conducted within the existing industrial
building.
12. Graffiti must be removed from any interior/exterior surfaces of the structures and
improvements on the property within 24 hours following the application of the
graffiti or within 24 hours of Applicant receiving notice of such graffiti by the City.
Graffiti shall either be removed or the evidence of such vandalism painted over
with a paint that has been exactly color-matched to the surface to which it is
applied. If a non-painted surface, or where anti-graffiti coatings are used, graffiti
may be removed with solvents or detergents, as appropriate.
13. Subject to review and applicability by the City Planner and the City Attorney and
to ensure ongoing compliance with the conditions of approval set forth under this
resolution and to ensure that the property and all improvements located thereupon
are properly maintained, the Applicant (and the owner of the property upon which
the authorized use and/or authorized improvements are located if different from
the Applicant) shall execute a maintenance agreement with the City of El Monte
which shall be recorded against the property prior to the issuance of the grading
permit and which shall be in a form reasonably satisfactory to the City Attorney.
The maintenance agreement shall apply to both parcels of land and shall contain
covenants, conditions and restrictions relating to the following:
a. Ongoing maintenance, repair and upkeep of the property and all
improvements located thereupon (including but not limited to controls on
the proliferation of trash and debris about the property; the proper and
timely removal of graffiti; the timely maintenance, repair and upkeep of
damaged, vandalized and/or weathered buildings, structures and/or
improvements; the timely maintenance, repair and upkeep of exterior
paint, parking striping, lighting and irrigation fixtures, walls and fencing,
publicly accessible bathrooms and bathroom fixtures, landscaping and
related landscape improvements and the like, as applicable);
b. If the Applicant and the owner of the property are different (e.g., if the
Applicant is a tenant or licensee of the property or any portion thereof),
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both the Applicant and the owner of the property shall be signatories to the
maintenance agreement and both shall be jointly and severally liable for
compliance with its terms.
c. The maintenance agreement shall further provide that any party
responsible for complying with its terms shall not assign its ownership
interest in the property or any interest in any lease, sublease, license or
sublicense, unless the prospective assignee agrees in writing to assume
all of the duties and obligations and responsibilities set forth under the
maintenance agreement.
d. The maintenance agreement shall contain provisions relating to the
enforcement of its conditions by the City and shall also contain provisions
authorizing the City to recover costs and expenses which the City may
incur arising out of any enforcement and/or remediation efforts which the
City may undertake in order to cure any deficiency in maintenance, repair
or upkeep or to enforce any restrictions or conditions upon the use of the
property. The maintenance agreement shall further provide that any
unreimbursed costs and/or expenses incurred by the City to cure a
deficiency in maintenance or to enforce use restrictions shall become a
lien upon the property in an amount equivalent to the actual costs and/or
expense incurred by the City.
e. The execution and recordation of the maintenance agreement shall be a
condition precedent to the issuance of final approval/inspection related to
this entitlement.
14. The Applicant shall provide an “employee parking plan” subject to the review of
the Planning Division. The employee parking plan shall specify that all employees
are to park their vehicles on-site and are prohibited from parking on the street.
Trucks for loading purposes will be prohibited on parking on the streets at any
time. The parking plans shall be distributed to all employees and truck
contractors.
15. The Applicant shall provide a “good neighbor policy,” which shall be distributed to
all employees and truck contractors that visit the facility, as well as residents
along Rockwell Avenue and Olney Street (west side of Rockwell Avenue from
Valley Boulevard to Olney Street and both sides of Olney Street east from
Rockwell Avenue to Beuville Avenue). The policy for employees and contractors
shall include information on hours of operations, maximum vehicle speeds along
adjacent streets in accordance with applicable state law. The policy shall explain
the operations of the current business and shall include company contact
information to respond to any site/operational issues.
LEGAL
16. 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,
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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.
CONSTRUCTION
17. The project must comply and be designed to meet the all requirements of the
current California Building Code. All building safety, geotechnical, mechanical,
electrical, plumbing, and accessibility requirements will be reviewed for
compliance during plan review.
18. Prior to commencing demolition and site preparation activities, the project site
shall be secured with a fence to prevent unauthorized access to the site and the
fence shall contain a screening material to screen construction activities from
view. The temporary screening fence shall be installed to the satisfaction of the
Community and Economic Development Department and shall be maintained in
good condition (free of tears, holes, crack lines, debris, etc.) at all times. At the
primary entrance to the site, the screening material shall be reduced to a
maximum height of four feet to provide visibility into the site at all times and for
public safety purposes.
19. During the construction process all related activities, including but not limited to,
loading, unloading, storage of equipment and materials, and parking of employee
vehicles are prohibited within the public R.O.W. All such activities shall be
conducted only on the project site and not in the public R.O.W.
20. Fire protection facilities; including access, must be provided prior to and during
construction.
21. All trash and refuse (i.e. solid waste) shall be disposed of in dumpsters or other
like containers; and all such waste shall be removed from the premises on a
routine basis, as provided under EMMC Chapter 8.20, by a solid waste hauler
duly franchised to provide such service to the property. Applicant shall divert sixty
five percent (65%) of its solid waste through recycling services provided by a solid
waste hauler duly franchised to provide such service to the property. Pending
completion of all construction activities upon the property, surplus construction
materials shall be stored so as to be screened from view when not actually in use.
All construction and demolition debris shall be removed from the property in
compliance with EMMC Chapter 8.20. The removal of all solid waste arising out
of the construction and demolition process shall be undertaken by a duly
franchised solid waste hauler authorized to provide solid waste services for
construction and demolition projects within the City of El Monte. The removal of
all other wastes from the property shall be undertaken by a duly franchised solid
waste hauler authorized to provide solid waste services to residential and
commercial properties within the City of El Monte.
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a. Prior to the issuance of a Building Permit, the developer shall submit to the
Building Safety Division, the Environmental Services Division and the City Code
Enforcement Division, the name and contact information for the contracted waste
hauler. It shall be the permittee's obligation to ensure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such services.
b. Prior to final approval for occupancy, and in addition to any other requirements
set forth under the El Monte Municipal Code or by the Chief Building Official, the
permittee shall submit to the Building and Safety Division, the receipt(s) showing
evidence that the waste and debris generated during the construction process
were properly disposed and/or diverted.
c. Except as otherwise authorized pending the completion of the construction and
demolition activities authorized under this resolution, solid waste containers and
bulky items may not be stored or maintained at locations designated for parking
and must be maintained in those locations designated for the temporary storage
of solid waste and bulky items.
22. The site and the public R.O.W. adjacent to any portions of the site shall be
maintained in a condition which is free of debris both during and after the
construction, addition or implementation of the entitlements granted herein. All
trash and refuse shall be disposed of in dumpsters and be removed from the
premises on an as needed basis. Any surplus construction materials shall be
stored so as to be screened from public view when not actually in use and be
removed from the property upon completion of construction activities. The
removal of all trash, debris, and refuse, whether during or subsequent to
construction shall be done only by the property owner, the Applicant or by a
permitted waste contractor, who has been authorized by the City to provide
collection, transportation, and disposal of solid waste from residential,
commercial, and construction areas within the City.
a. Prior to issuance of a Building Permit, the permittee shall submit to the
City, the name and contact information for the contracted waste hauler. It
shall be the permittee's obligation to insure that the waste contractor
utilized has obtained permits from the City of El Monte to provide such
services.
b. Prior to final approval for occupancy, the Applicant shall submit to the
Planning Division, the receipt(s) showing evidence that the waste and
debris generated during the construction process were properly disposed.
23. Proposed storage and canopies will require disabled access compliance to the
existing warehouse building determined on the valuation of the canopies and
storages.
24. The Applicant shall submit a design for the onsite trash enclosure for review and
approval by the Planning Division and the City’s Solid Waste Service Provider
during building plan check review. The trash enclosure shall include a designated
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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 solid five (5) foot high wall and on the fourth side by a view
obscuring gate to screen the containers from view. The trash enclosure shall be of
a size sufficient to contain all trash containers maintained outside the building.
The finish and color of the trash enclosure shall be designed to match a primary
element from the site building style as well as incorporate a decorative cover to
the satisfaction of the City Planner.
LANDSCAPING
25. The property owner is required to plant a minimum of eight (8) new Rhaphiolepis
shrubs along Olney Street.
26. All landscape/irrigation shall be installed prior to final inspection for the new
storage and canopy structures approved under CUP No. 07-19 and DR No. 03-19
27. A final preliminary landscape and irrigation plans shall be submitted to the
Planning Division in accordance with the City’s Water Efficiency Ordinance. The
required MWELO packet shall be submitted to staff for review. Once the
preliminary landscape/irrigation plans are deem acceptable and a full MWELO
packet is provided; the Applicant shall proceed with the building plan-check of the
landscape/irrigation plans.
LIGHTING
28. Where available and deemed necessary by the City Planner, the system must be
equipped with vandal resistant covers and be shielded to direct light away from all
neighboring uses, and comply with CALGreen or local ordinance, whichever is
more stringent. The lighting plan shall include the design and specifications for all
proposed exterior site lighting fixtures and shall be reviewed for quality,
aesthetics, and illumination values.
29. The developer shall submit for review by the Planning Division and the
Engineering Department, the design and specifications for all proposed lighting
fixtures proposed for the buildings, drive aisles, parkways, parking areas,
pathways, and surrounding areas within the development. The fixtures shall be
reviewed for quality, aesthetics, illumination values, sustainability values such as
LED and shall be decoratively and architecturally consistent with the building
design. The number, location, height, style and design shall be reviewed and
approved by the Planning Division and Engineering Department prior to issuance
of building permits.
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SECURITY
30. The property owner shall submit a security plan to the City’s Police Department
for review and approval prior to the final inspections required for this project.
UTILITIES AND MECHANICAL EQUIPMENT
31. All mechanical equipment on site shall be screened at all times. All new screening
shall be reviewed and approved by the Planning Division.
FENCES AND WALLS
32. The Applicant shall work with staff to provide a new six (6) foot decorative
screening wall along the southern elevation of the existing 40,522 square foot
industrial building.
33. All new fences and walls shall be reviewed and approved by the Planning
Division. Fences and walls are to be decorative style (colored concrete, slumped
stone, etc.) and be in accordance with the maximum height and setback
requirements for fences/wall per the City’s Zoning Code.
ENGINEERING/PUBLIC WORKS
34. The Applicant shall comply with all requirements, standards and permitting
requirements for the City’s Engineering Division.
FIRE DEPARTMENT
35. The Applicant shall comply with all Los Angeles County Fire Department
requirements and receive their approval prior to issuance of City building permits.
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SECTION 9 – 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.

________________________________
Cesar Peralta, Chairperson

ATTEST:

_______________________________
Marcella Magdaleno, Secretary
El Monte City Planning Commission
STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Marcella Magdaleno, 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. 3549 adopted by the Planning Commission of the City of El Monte, at a
regular meeting by said Commission held on July 9, 2019, by the following votes to wit:

AYES:
NOES:
ABSTAIN:
ABSENT:
________________________________
Marcella Magdaleno, 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
Sandra Elias (626) 258-8626
TO:

All Interested Parties

FROM:

City of El Monte Planning Division

PROPERTY
LOCATION:

10141 Olney St. / APN: 8578-011-023 (A full legal description of the property is on
file in the office of the El Monte Planning Division).

APPLICATION:

Revision to Conditional Use Permit (CUP ) No. 07-19 & Design Review (DR) No.
03-19

REQUEST:

The applicant is requesting to revise CUP No. 07-19 and DR No. 03-19 (approved
on July 9, 2019) to construct two (2) 2,300 SF storage additions (totaling 4,600 SF)
and a 7,400 SF canopy structure to be attached to an existing 40,522 SF industrial
building that will be used for manufacturing light fixtures. The applicant is now
proposing to enclose the proposed 7,400 SF canopy and include three (3)
warehouse doors along the exterior façade. No other changes to the previously
approved site plan are proposed. The property encompasses approximately 4
acres and is located in the M-2 (General-Manufacturing) zone. The request is made
pursuant to Chapters 17.22 and 17.24 of the El Monte Municipal Code (EMMC).

APPLICANT:

Joe Diaz
311 Clearhaven Dr.
Azusa, CA 91702

PROPERTY
OWNER:

Bill Shapiro
10141 Olney St.
El Monte, CA 91731

ENVIRONMENTAL
DOCUMENTATION:

Article 19. Categorical Exemptions – Section 15303 (Class 3 – Construction or
conversion of small structures) 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:
Time:
Place:

Tuesday, April 29, 2020
7:00 p.m.
El Monte City Hall East – Council Chambers
11333 Valley Boulevard, El Monte, California

Due to the COVID-19 “Stay in Place” order by the Governor of California,
the general public is encouraged to view the meeting remotely and to submit
public comments via e-mail or telephone.
To access in the Planning Commission meeting:
(1) View Channel 3 on your TV;
(2) View the City of El Monte’s Facebook Live at https://www.facebook.com/CityofElMonte/; and/or
(3) Call-in to (888) 204-5987 with access code: 8167975.
To participate in the Planning Commission meeting with questions or comments, utilize the following:
(A) Facebook Live – comments/questions can be submitted in real time;
(B) Call-in Conference Line – comments/questions can be submitted per the instructions at the beginning of the
meeting; and
(C) Email or Mail – All interested parties can submit questions/comments in advance to the
mvega@elmonteca.gov or mailed to Marlene Vega; E Monte City Hall West; 11333 Valley Boulevard; El
Monte, CA 91731
(Continued on the reverse side)

Public comments on the environmental documentation or proposed application 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.
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 (either orally or in writing) at the public hearing described in this
notice.
Americans with Disabilities Act Compliance:
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.
Additional questions:
Please contact Marlene Vega at (626) 258-8626 or mvega@elmonteca.gov, Monday through Thursday,
except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m.
Published and mailed on: Thursday, April 16, 2020
By: Jason C. Mikaelian, AICP, City of El Monte Planning Commission Secretary

