
 

    PLANNING COMMISSION AGENDA  
 

CITY OF EL MONTE PLANNING COMMISSION 
 

TUESDAY, APRIL 12, 2022  
 

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

11333 VALLEY BOULEVARD 
  

This meeting shall be conducted in compliance with the procedures 
set forth under AB361 which allows local legislative bodies to 
continue conducting virtual meetings under certain emergency 
circumstances without strictly complying with traditional Brown Act 
teleconferencing requirements, so long as there is a live comment 
option for public comments, meetings are paused for any technical 
difficulties that affect public participation, and each agenda contains 
information on how to access the meeting as well as how to 
participate in public comment virtually. The El Monte City Council has 
availed itself of the procedures of AB361 for meetings of the City of 
El Monte’s Legislative Bodies by resolution last approved at its 
meeting of April 5, 2022. 
 
Members of the public wishing to observe the meeting may do 
so in one of the following ways:  

 
(1) Attend the meeting in person at the City’s Council Chambers.  
 All COVID-19 safety precautions (e.g. wearing a mask and social 
 distancing) shall be followed at all times. 
 
(2) Turn your TV to Channel 3. 
 
(3) Visit the City’s website at: http://www.elmonteca.gov/378/council-
meeting-videos 

 
Members of the public wishing to make public comment may do 
so in one of the following ways:  
 
(1) Call-in Conference (253) 215-8782; Meeting ID 838 4114 2659 
and then press #. Press # again when prompted for participant ID. 
Once admitted into the meeting, press *9 to request to speak. 
 
(2) Email or Telephone– All interested parties can submit comments 
in advance to the Planning Division’s general email at 
planning@elmonteca.gov or by calling the City’s telephone line: 
(626) 258-8626. All comments must be received by the Planning 
Division no later than 3:00 pm on April 12, 2022. 
 
Instruction regarding accommodation under the Americans with 
Disabilities Act can be found on the last page of this Agenda. 
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OPENING OF MEETING 
 
1. Call Meeting to Order 
 
2. Flag Salute 
 
3. Roll Call 
 
4. Approval of Agenda 
 
5. Commission Disclosures  

 
6. Public Comments 

 
 Citizens wishing to address the Planning Commission on land use and development 

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

     CONSENT CALENDAR 

7.1 
 
 
7.2 
 
 

Approval of Modification Committee Minutes 
None 
 
Approval of Planning Commission Minutes 
3/22/22 

           PUBLIC HEARING 
 

8. Conditional Use Permit (CUP) No. 02-19 & Variance (VAR) No. 02-22 
 
Address/Location: 4732 Peck Road / APN: 8547-014-013 
 

 Request: The applicant is requesting approval of CUP No. 02-19 and VAR 
No. 02-22 to remove an existing 50-foot-high mono-palm 
wireless facility and construct a new wireless facility designed as 
a 65-foot-high mono-eucalyptus tree.  The wireless facility is 
located behind an existing service station (Mobil Gas Station).    
The subject site is 30,000 square feet in size and is located 
within the MMU (Mixed/Multi-Use) zone.  This request is made 
pursuant to the requirements of Chapters 17.20, 17.24, and 
17.82 of the El Monte Municipal Code (EMMC). 
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 CEQA  
Recommendation: 
 
 

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

  
Case Planner:  

 
Nancy Lee, Senior Planner 

 Recommendation: 
 
 
 
 
 
 
 
 
Resolution: 

1. Open the public hearing; 
2. Receive presentation from staff; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; 
5. Pose follow up questions to staff; 
6. Close the public hearing; and 
7. Adopt Resolution to approve the request and adopt a 

Categorical Exemption. 
 

3632 
 

 
 
9. 
 

REGULAR AGENDA 
 

Code Amendment (CA) Nos. 800 and 801, General Plan Amendment (GPA) No. 
01-22, Zone Change (ZC) No. 02-22 & Specific Plan Amendment (SPA) No. 03-22 
 

 Address/Location: 
 
Request: 
 
 
 
 
 
 
 
 

The City of El Monte initiated the following:  
 
• CA No. 800 (Title 15 – Building and Construction of the El 

Monte Municipal Code (EMMC)) – Adopt the 2020 Los 
Angeles County Building Code in its entirety and update the 
Certificate of Occupancy requirements; 

• CA No. 801 (Title 17 – Zoning Code of the EMMC) – 
Comprehensive update of the City’s Zoning Code; 

• GPA No. 01-22 and ZC No. 02-22 – Change the General 
Plan Land Use Map and/or Zoning Map for 26 different 
project areas; and 

• SPA No. 03-22 – Updates to the El Monte Gateway Specific 
Plan and the Downtown Main Street Transit-Oriented 
Specific Plan 

 
 CEQA  

Recommendation: 
 
 
 
 
 
 

An Initial Study (IS) prepared for the Project determined that 
there would be less than significant environmental impacts on 
the environment. Therefore, a Negative Declaration (ND) has 
been prepared. The IS/ND and supporting documentation shall 
be available for public review starting on March 28, 2022 and 
ending on April 26, 2022. Publication and public circulation of 
the IS/ND will be effectuated by the City in accordance with 
Public Resources Code Sections 21091–21092.6 of the 
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Case Planner:  
 
Recommendation: 
 
 
 
 
 
 
 

California Environmental Quality Act (CEQA) and State CEQA 
Guidelines Sections 15072-15073 and 15105, as applicable, 
prior to ND adoption. 
 
Jason C. Mikaelian, AICP, Deputy Director 
 
1. Receive presentation from staff on the proposed General 

Plan Land Use Map and Zoning Map changes; 
2. Receive presentation from staff on the proposed Negative 

Declaration; 
3. Pose questions to staff; 
4. Allow members of the public to offer comment; and 
5. Direct staff to return on a future Planning Commission 

meeting with the full project. 
 
REPORTS AND OTHER ITEMS 
 

10. Director’s Report 
 

11. City Attorney’s Report 
 
12. 

 
Commissioner Comments 
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NEXT SCHEDULED CITY PLANNING COMMISSION MEETING 
 

Tuesday, April 26, 2022 at 7:00 P.M.  
City Hall East – City Council Chambers 

 
Availability of staff reports:  Copies of the staff reports or other written documentation relating 
to each item of business described hereinabove are available on the City’s Home Page at 
www.elmonteca.gov or https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2.  
You may also call the Planning Division at (626) 258-8626 for more information. 

Individuals with special needs:  The City of El Monte wishes to assist individuals with special 
needs.  In compliance with the Americans with Disabilities Act, if you need special assistance to 
participate in this meeting, please contact the Planning Division at (626) 258-8626.  Notification 
48 hours prior to the meeting will enable us to make reasonable arrangements to ensure 
accessibility to this meeting. [28 Code of Federal Regulations 35.102-35.104 ADA Title II] 

 
General explanation of how the meeting is conducted: 
1. The staff report is presented by City Planning staff. 
2. The City Planning Commissioners ask questions if necessary for clarification.  
3. The City Planning Commission Chair opens the public hearing. 
4. The applicant makes a presentation to the City Planning Commission. 
5. Individuals speaking in favor of the project address the Commission. 
6. Individuals speaking against the project address the Commission. 
7. The applicant responds to project opponents. 
8. The public hearing is closed. 
9. City Planning Commission members discuss the project. 
10. City Planning Commission members vote on the project. 
11. At the next scheduled Commission meeting, which is usually two weeks after the hearing, a 
resolution confirming the Commission action will be adopted. 
12. Any interested party who disagrees with the City Planning Commission decision may appeal 
the Commission’s decision to the City Council within 10 calendar days of the adoption of the 
resolution. Any appeal filed must be directed to the City Clerk’s Office and must be 
accompanied by a fee of $868.80 or $1,357.50 (depending on the type of project). Any 
individual that received notice of this meeting from the City of El Monte will receive notice of an 
appeal, if one is filed. 

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

ACTION MINUTES FOR THE REGULAR PLANNING COMMISSION MEETING HELD ON  
TUESDAY, MARCH 22, 2022 AT CITY HALL COUNCIL CHAMBERS 

 11333 VALLEY BOULEVARD, EL MONTE, CALIFORNIA 
 
 
1. Call Meeting to Order – Meeting was called to order by Chairperson Wong at 7:02 p.m.  

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

 
3. Roll Call – The roll call was led by Senior Planner Bu 

 
Commissioners present: Gonzalez (Virtual), Peralta (Virtual), Wong (Virtual), Nuño (Virtual),  

and Tamashiro (Virtual). 
 
Commissioners Absent: None 
 
Staff Present:   Director Donavanik 

City Attorney Tabares (Virtual) 
Senior Planner Bu 

             
4. Approval of Agenda:   
 
Motion:  by Commissioner Peralta to approve agenda; seconded by Commissioner Tamashiro. 
 
Motion carried 5 - 0. 
 
5. Commission Disclosures:  
 
None. 
 
6. Public Comments: 
 
None. 

CONSENT CALENDAR 
 
7.1 Approval of Modification Committee Minutes: 
 
None. 
 
7.2 Approval of Planning Commission Minutes: 
 
Motion: by Vice-Chairperson Nuño to approve March 8, 2022 Planning Commission Minutes; 
seconded by Commissioner Gonzalez. 
 
Motion carried 5-0.   
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REGULAR AGENDA 

 
8. 2021 Housing Element Annual Report 
 
Address/Location:  Citywide 
 
The City of El Monte has completed the Housing Element Annual Report for 2021. 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 Bu provided a PowerPoint presentation. 
 
Following the discussion, it was moved by Commissioner Gonzalez to adopt Resolution No. 3631, 
recommend that City Council approve the Annual Housing Report and direct staff to transmit the 
report to the Governor’s Office of Planning and Research (OPR) and the State Department of 
Housing and Community Development (HCD); seconded by Vice-Chairperson Nuño. 
 
Motion carried 5 - 0. 
 

REPORTS AND OTHER ITEMS 
 
9. Director’s Report:   
 
Director Donavanik:  Announced that “Onboard Coworking” located at 9650 Telstar Avenue will 
be hosting their grand opening ceremony on Saturday, March 26, 2022 from 10 a.m. until 1 p.m.  
 
10.  City Attorney’s Report:   
 
None.   
 
11.  Commissioner Comments:  
 
Commissioner Tamashiro: Thanked staff.  Announced that “Arroyo Gardening” will be hosting a 
volunteer day on Saturday, March 26, 2022 from 9 a.m. to 12 p.m.  Congratulated Chairperson 
Wong for recently opening her business. 
 
Commissioner Gonzalez: Thanked staff.  Acknowledged staff for the work that went into the 
“guaranteed basic income” initiative. 
 
Commissioner Peralta: None.  
 
Vice-Chairperson Nuño:  Thanked staff.  
 
Chairperson Wong:  Thanked staff.  Announced the opening of “Matilija Lending Library” located 
in downtown El Monte that operates on Fridays from 3 p.m. to 7 p.m. and Saturdays from 12 p.m. 
to 4 p.m.  The lending library focuses on providing books by authors of color. 
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12.  Adjournment  
 
Meeting adjourned at 7:44 p.m.  
 
Respectfully submitted,  
 
 
____________________________________ 
Planning Commission Chairperson 
Amy Wong 
 
 
 
____________________________________ 
Planning Commission Secretary                            
Jason C. Mikaelian, AICP, Deputy Director 
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STAFF REPORT                             APRIL 12, 2022 
 
TO:     CITY PLANNING COMMISSION 

 
FROM: BETTY DONAVANIK 

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

 
BY:  NANCY LEE 

SENIOR PLANNER 
 

APPLICATIONS: 
 

CONDITIONAL USE PERMIT NO. 02-19 AND VARIANCE NO. 
2-22 
 

LOCATION: 4732 PECK ROAD 
 

APPLICANT: 
 
 
 
 
PROPERTY OWNER: 
 
 
 

CROWN CASTLE TOWERS 06-2 LLC 
200 CORPORATE DRIVE 
CANNONSBURG, PA 15317 
ATTN:  TARA URCHO 
 
WORTMANN FAMILY TRUST 
3044 FOOTHILL BLVD. 
LA CRESCENTA, CA 91214  

ENVIRONMENTAL            
DETERMINATION: 
 

ARTICLE 19.  CATEGORICAL EXEMPTIONS – SECTION 
15303 (CLASS 3 – NEW CONSTRUCTION) 

RECOMMENDATION: ADOPT A CATEGORICAL EXEMPTION AND APPROVE 
CONDITIONAL USE PERMIT NO.  02-19 AND VARIANCE NO. 
2-22 SUBJECT TO CONDITIONS OF APPROVAL  
 

 
PROJECT DESCRIPTION: 
 
The Applicant is requesting approval to remove an existing 50-foot-high mono-palm 
wireless facility and construct a new wireless facility designed as a 65-foot-high mono-
eucalyptus tree (for AT&T and T-Mobile).  The wireless facility is located behind an 
existing service station (Mobil Gas Station). 
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SUBJECT PROPERTY:  
 
Location: East side of Peck Road, to the south of Lower Azusa Road 
General Plan: MMU 
Zone: MMU (Mixed/Multi-Use) 
Street 
Frontages:  

Peck Road: approximately 100 feet  

Size: 30,000 SF 
Existing 
Development: 

Service Station at the front portion of the lot.  
Mono-Palm wireless facility at the mid portion of the lot.  
Vacant for remainder of lot.  

 

 
ZONING AND AERIAL PHOTO: 
 
   

 
 
 
 
 
 

SURROUNDING PROPERTIES: 
  

 Zoning: General Plan: Land Use: 

North: MMU MMU Commercial Shopping Center 
South: MMU MMU Commercial Stores 
East: R-1B LDR Religious Institution 
West: MMU MMU Religious Institution and Retail Stores 
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Exhibit 1: Site Plan 
 

 
 
Exhibit 2: Equipment Layout 
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Exhibit 3: Elevations 

 
 
Exhibit 4: Conceptual Landscape Plan 
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ENTITLEMENTS REQUESTED: 
 
The following entitlements are requested pursuant to the requirements of Chapters 
17.20, 17.24, and 17.82.040(B) of the El Monte Municipal Code (EMMC): 
 

• Conditional Use Permit (CUP) No. 2-19 - To construct a new wireless facility 
designed as a 65-foot-high mono-eucalyptus tree.   

 
• Variance (VAR) No. 2-22 – To exceed the maximum allowable height of 50 feet in 

the MMU zone.   
 
BACKGROUND: 
 
The proposed project was previously noticed and agenized for the November 12, 2019 
Planning Commission meeting.  At that time, the project was proposed as a new 71’-6” 
high mono-pine tree. The applicant has since redesigned the project to a 65 foot high 
mono-eucalyptus tree.  The previous resolutions related to the existing 50 high mono-
palm proposed to be removed are provided as Attachment F and summarized below.    
 
Previous Entitlements 
 
CUP No. 36-00 (Resolution No. 2645) 
On November 28, 2000, the Planning Commission approved CUP No. 36-02 to construct 
a new 50-foot unmanned mono-palm wireless facility with six (6) antennas (Pacific Bell 
Wireless).   
 
Revision to CUP No. 16-02 (Resolution No. 2735) 
On June 25, 2002, the Planning Commission approved Revision to CUP No. 16-02 to co-
locate (AT&T Wireless) and maintain an unmanned wireless telecommunication facility.  
 
CUP No. 39-04 (Resolution No. 2941) 
On December 14, 2004, the Planning Commission approved CUP No. 39-04 to co-locate 
(AT&T Wireless) an unmanned wireless facility.  
 
Revision to CUP No. 39-04 (Resolution No. 3101) 
On February 27, 2007, the Planning Commission approved Revision to CUP No. 39-04 
to add three (3) new panel antennas (Cingular Wireless) to an existing freestanding 
wireless facility.   
 
PROJECT CHARACTERISTICS: 
 
Existing Development 
The subject site is currently developed as a gas station consisting of a canopy cover 
sitting over fuel dispensers, a freestanding price sign and cashier building.  To the rear of 
the gas station, an existing 50-foot-high mono-palm and associated ground mounted 
mechanical equipment, with a lease area of 608.33± sf is constructed and is utilized by 
AT&T and T-Mobile.  The lease area starts 120± feet from the front property line.  The 
wireless facility is separated from the gas station by combination 32-inch block topped 
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with six (6) foot high wrought iron fencing, landscape planters and trees. A gate secures 
the lease area from the gas station.  The remainder of the site, which is nearly half of the 
30,000 sf lot size, is vacant.   
 
Proposed Site Plan 
As shown in the site plan (Exhibit 1), the applicant proposes to remove the existing 
mono-palm to construct a new 65-foot-high personal wireless service facility designed as 
a mono-eucalyptus tree. The existing 608± sf (24’-4” by 25’-0”) lease area will be 
expanded by 375 sf (25’-0” by 15’-0”) to accommodate the proposed mono-eucalyptus 
tree for an expanded lease area totaling 983± sf.  The new mono-eucalyptus tree will be 
constructed with capability to support a maximum of three (3) wireless carriers.  AT&T 
and T-Mobile are identified as the current carriers.  The design of the proposed mono-
eucalyptus tree provides flexibility for a third carrier co-locating in the future.  The ground 
equipment cabinets and respective equipment for AT&T and T-Mobile will remain.   
 
AT&T is proposing to install four (4) antennas within three (3) sectors (12 panel antennas 
total) with three (3) remote radio units (RRUs) per sector (nine (9) RRUs total).   
 
T-Mobile is proposing to install two (2) new antennas within three (3) sectors (six (6) new 
panel antennas). Each sector will be provided with a relocated antenna for a total of nine 
(9) antennas (six (6) new and three (3) relocated).  Three (3) new RRUs are proposed, at 
one (1) RRU per sector.   
 
Fences and Walls 
The lease area will be enclosed on all four (4) sides.  To the north, the site is enclosed 
by the adjacent building. To the south, the applicant is proposing an eight (8) foot high 
chain link fence and gates which is followed by a combination block and wrought iron 
material which extends to the east and west elevation.  Staff has included a condition of 
approval which would prohibit the chain link material and require decorative block or 
wrought iron fencing.     
 
Elevations 
As shown in Exhibit 3, the wireless facility is designed to resemble a eucalyptus tree.  
The pole/trunk of the mono-eucalyptus tree is designed of a synthetic bark and dressed 
with synthetic branches that will conceal the proposed equipment attached to the trunk.  
The antennas for both carriers will not extend more than three (3) feet from the pole of 
the mono-eucalyptus.  The synthetic branches project eight (8) feet from the pole of the 
mono-eucalyptus.  The synthetic trunk will extend 15 feet in height before the synthetic 
branches are installed.  The applicant has also provided a photo-simulation of the 
proposed mono-eucalyptus tree design in Attachment C.   
 
AT&T antennas are centered at 55 feet in height on the mono-eucalyptus.  Each antenna 
ranges between 12 to 20 inches wide and eight (8) feet in length.   T-Mobile’s antennas 
are centered at 44 feet in height on the mono-eucalyptus.  The antennas are 24 inches 
wide by eight (8) feet in length.   
It is staff’s assessment that since a mono-eucalyptus design at 65 feet in height is 
appropriate for the subject site as it would allow additional opportunities for co-location 
and would blend in with surrounding landscaping.  
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Landscaping 
To supplement the existing landscaping, the applicant is proposing to remove existing 
palm trees and install three (3) eucalyptus trees within the vicinity of the mono-
eucalyptus.  The site will also be improved with groundcover and shrubs.   
 
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. 
 
Circulation & Off-Street Parking 
Vehicular access to the wireless facility lease area will be from Peck Road.  One (1) 
continuous curb cut nearly the width of the subject site serves the gas station and 
vehicles needing to access the wireless facility lease area would use the same access.  
There will be one (1) designated parking stall adjacent to the lease area for AT&T and T-
Mobile service vehicles.    
 
Service Coverage Maps 
The applicant is requesting to replace the existing 50 foot high mono-palm facility with a 
65 foot high mono-eucalyptus facility at the project site due to the following reasons: 

o Coverage- insufficient coverage within the vicinity; 
o Capacity- service exists, but is currently overloaded or approaching overload, 

preventing successful call completion during times of high usage; and  
o Quality- signal strength is inadequate or inconsistent. 

 
Furthermore, to confirm that the proposed wireless facility is needed to provide adequate 
service to the area, the applicant submitted network coverage maps as part of the 
wireless application requirements (See Attachment D). 
     
PROJECT ANALYSIS: 
 
2011 General Plan Consistency 
The General Plan Land Use designation for this property is Mixed/Multi-Use and the 
proposed use meets the purpose and applicable policies associated with the land use 
designation. The proposal would be consistent with Land Use Goal 4.6 of the General 
Plan Land Use Element, which is to support community growth and change through the 
provision and maintenance of quality public services and facilities, such as the proposed 
project, which would service to improve the mobile phone service in the area.   
 
Additionally, the proposed project of replacing a mono-palm and replacing it with a 
mono-eucalyptus tree and setback 120± feet from Peck Road is consistent with the 
following Community Design Element (CD 2.15) goal, which states: 
 
Telecommunications.  Regulate the development, operation, and maintenance of 
wireless/telecommunications facilities to ensure such facilities promote aesthetically 
innovative designs, are appropriately located to protect visual character and viewsheds, 
and prevent the emergence and proliferation of visual blight within the City. 
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Zoning Code 
The zoning designation for the subject site is Mixed/Multi Use (MMU).  In addition, 
EMMC Section 17.82 New and Substantially Changed Wireless Facilities contains 
general development standards for wireless facilities.   
 
EMMC Section 17.82.090(A) specifies site location guidelines.  To the extent feasible, 
applicants must propose new wireless facilities on private property according to the 
following preferences, from most preferred to least preferred, listed as follows: 
 

1. City-owned property or structures located outside the public rights-of-way. 
2. City-owned property or structures located in the public rights-of-way. 
3. Manufacturing zones; 
4. Commercial zones; 
5. Office professional zones; 
6. Mixed/multi-use zones; 
7. Open space; and 
8. Residential zones or uses. 

 
In addition to the preferred locations described above, EMMC Section 17.82.090(B) 
notes preference for installation on certain support structures, ordered from most 
preferred to least preferred:  
 

1. Collocations with existing building or other support structure-mounted wireless 
facilities;  

2. Collocations with existing wireless facilities on electric transmission towers; 
3. Collocations with existing freestanding wireless facilities; 
4. New installations on existing buildings or other support structures; 
5. New installations on existing electric transmission towers; and  
6. New freestanding wireless towers. 

 
While the proposed project ranks sixth (Mixed/multi-use zones) in both preferred site 
locations and support structures (new freestanding wireless towers), the proposed 
project is replacing an existing mono-palm with an improved, aesthetically pleasing 
mono-eucalyptus tree structure on the same property.  Although the proposed mono-
eucalyptus tree structure is taller than the current mono-palm, it’s design would minimize 
visual impacts compared with the mono-palm and is intended to be an improvement in 
the design of the existing wireless facility.   
 
Lastly, EMMC Section 17.82.100 lists applicable development standards for the 
proposed project.  Table 1 on the following page lists and identifies whether the 
proposed project complies with each standard.     
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Table 1: MMU and Wireless Facilities Development Standards 
 
Development 

Standard 
Required by EMMC Section 

17.82.100(A) 
Proposed Compliance 

Concealment Incorporate concealment elements, 
measures and techniques that blend the 
equipment and other improvements into 
the natural and/or built environment in a 
manner consistent and/or compatible 
with the uses germane to the underlying 
zoning district and existing in the 
immediate vicinity.  

Mono-
Eucalyptus  

Yes 

Overall Height May not exceed the applicable height 
limit for structures in the applicable 
zoning district.  Maximum allowable 
height in the MMU zone is 50 feet. 

65 feet No – 
Variance 
requested 

Setbacks Wireless facilities may not encroach into 
any applicable setback for structures in 
the subject zoning district.  MMU:  
Front 5 ft. min./15 ft max; Side 5 ft. min; 
Rear None).   

Front 120± 
feet 
Side 5 & 
82 feet  
Rear 127’-
8” 

Yes 

Noise Wireless facilities and all accessory 
equipment and transmission equipment 
must comply with all applicable noise 
control standards and regulations 
in Chapter 8.36 (Noise Control), and 
shall not exceed, either individually or 
cumulatively, the applicable ambient 
noise limit in the subject zoning district 

Does not 
exceed 
City Noise 
Limits 

Yes 

Landscaping Must include landscape features and a 
landscape plan when proposed to be 
placed in a landscaped area. The 
landscape plan must include existing 
vegetation, and vegetation proposed to 
be removed or trimmed, and the 
landscape plan must identify proposed 
landscaping by species type, size and 
location.  

Conceptual 
landscape 
plan 
provided 

Yes and COA 
included 

Site Security 
Measures 

May incorporate reasonable and 
appropriate site security measures, such 
as fences, walls and anti-climbing 
devices, to prevent unauthorized access, 
theft or vandalism.  

Wrought 
iron and 
chain link  
fence and 
gates  

Yes 

Backup Power 
Sources 

The approval authority may approve 
permanent backup power sources and/or 
generators on a case-by-case basis. 

Portable 
generator 

Yes 

https://library.municode.com/ca/el_monte/codes/code_of_ordinances?nodeId=TIT8HESA_CH8.36NOCO
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Development 
Standard 

Required by EMMC Section 
17.82.100(A) 

Proposed Compliance 

Lights May not include exterior lights other than 
(a) as may be required under FAA, FCC 
or other applicable governmental 
regulations; and (b) timed or motion-
sensitive lights for security and/or worker 
safety. All exterior lights permitted or 
required to be installed must be installed 
in locations and within enclosures that 
mitigates illumination impacts on other 
properties to the maximum extent 
feasible. 

None Yes – will be 
a COA 

Signage; 
Advertisements 

Must include signage that accurately 
identifies the equipment owner/operator, 
the owner/operator's site name or 
identification number and a toll-free 
number to the owner/operator's network 
operations center. May not bear any 
other signage or advertisements unless 
expressly approved by the city, required 
by law or recommended under FCC or 
other United States governmental 
agencies for compliance with RF 
emissions regulations. 

None Yes – will be 
included as a 
COA 

Future 
Collocations 
and Equipment 

To the extent feasible and aesthetically 
desirable, all new wireless facilities 
should be designed and sited in a 
manner that accommodates potential 
future collocations and equipment 
installations that can be integrated into 
the proposed wireless facility or its 
associated structures with no or 
negligible visual changes to the outward 
appearance. 

Three (3) 
carriers  

Yes 

Utilities All cables and connectors for telephone, 
primary electric and other similar utilities 
must be routed underground to the 
extent feasible in conduits large enough 
to accommodate future collocated 
wireless facilities. Meters, panels, 
disconnect switches and other 
associated improvements must be 
placed in inconspicuous locations to the 
extent possible. 
 
 
 

None No – COA 
required to 
underground 
existing 
power lines  
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Development 
Standard 

Required by EMMC Section 
17.82.100(A) 

Proposed Compliance 

Parking; 
Access 

Any equipment or improvements 
constructed or installed in connection 
with any wireless facilities must not 
reduce any parking spaces below the 
minimum requirement for the subject 
property. 

None Yes 

Compliance 
with Laws 

Designed and sited in compliance with all 
applicable federal, state and local laws, 
regulations, rules, restrictions and 
conditions, which include without 
limitation the California Building 
Standards Code, General Plan and any 
applicable specific plan, the El Monte 
Municipal Code and any conditions or 
restrictions in any permit or other 
governmental approval issued by any 
public agency with jurisdiction over the 
facility. 

None Yes – 
required as a 
COA 

Development 
Standard 

Required by EMMC Section 
17.82.100(B) 

Proposed Compliance 

Tower-Mounted 
Equipment 

All tower-mounted equipment must be 
mounted as close to the vertical support 
structure as possible to reduce its overall 
visual profile. Applicants must mount 
non-antenna, tower-mounted equipment 
(including, but not limited to, remote radio 
units/heads, surge suppressors and 
utility demarcation boxes) directly behind 
the antennas to the maximum extent 
feasible. All tower-mounted equipment, 
cables and hardware must be painted 
with flat colors subject to the approval 
authority's prior approval. 

Three (3) 
feet from 
support 
structure 
and 
painted to 
match 

Yes 

Ground-
Mounted 
Equipment; 
Shelters. 

All ground-mounted equipment must be 
concealed underground or within an 
existing or new structure, opaque fences 
or other enclosures subject to the 
approval authority's prior approval. 

Block, 
wrought 
iron, and 
chain link 

Yes 

 
ENTITLEMENTS: 
 
Conditional Use Permit No. 2-19 
Per Chapter 17.82.040(B) of the EMMC, all new wireless facilities or other changes to 
existing wireless facilities not subject to an administrative wireless permit requires 
approval of a CUP.  As such, the new 65-foot-high mono-eucalyptus tree wireless facility 
is subject to approval of CUP No. 2-19.  With the exception of the requested Variance to 
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exceed the maximum allowable height and a condition of approval to require the 
undergrounding of utilities, the proposed project will meet all City Codes and standards, 
and will have appropriate conditions of approval, that will ensure that the project will not 
be detrimental to the health, safety, or general welfare of the community.  The findings 
for CUP No. 2-19 are found in the draft resolution.  
 
Variance No. 2-22 
The applicant is requesting approval of VAR No. 2-22 to construct a 65-foot-high mono-
eucalyptus tree wireless facility which would deviate from the maximum allowable MMU 
zone height of 50 feet. Specifically, EMMC Section 17.82.100(A) (Development 
Standards) states that the maximum allowable height for wireless facilities may not 
exceed the applicable height limit for structures in the applicable zoning district.   
 
It is staff’s assessment that the Variance requested to deviate from the height 
development standard can be supported. Specifically, the applicant is proposing to 
replace an existing 50-foot-high mono-palm, so the location is not new.  Additionally, 
there has been newer construction of a four (4) story apartment building in the vicinity 
(Palo Verde Apartments, 4704 Peck Road) which has adversely affected the operation of 
the existing mono-palm facility, as demonstrated by the service coverage maps (see 
Attachment D).  Also, it is typical for antennas to be placed higher than the buildings in 
the vicinity for optimum service to mobile phone users.   
 
The proposed height of the mono-eucalyptus at 65 feet in height is the lowest possible 
height to allow the carriers to have adequate coverage in the area while also providing 
the minimum spacing between carriers to avoid interference. The top of the proposed 
AT&T antennas will be approximately 10’ above the height limit for the zone at 50’ with 
an additional 5’ for stealthing purposes. This proposal represents a reduction in height 
from the initial request of 75’.  Further, by allowing an increase in height on this facility, 
AT&T can cover a larger gap in coverage such that additional facilities are not needed in 
the area.  As such, staff recommends the approval of VAR No. 2-22. The findings for 
VAR No. 2-22 as detailed in EMMC Sections 17.20 are found in the draft resolution. 
 
CITY REVIEW PROCESS: 
 
Planning staff and other City Departments and Divisions have reviewed the proposed 
project through the City’s internal application review process.  This review process 
engages the various City Departments and Divisions (i.e., Planning, Building, Public 
Works/ Engineering, Transportation, Police and Los Angeles County Fire Department) to 
thoroughly evaluate land use and development proposals for conformity with the 
provisions established in the EMMC and Zoning code.  Additionally, the review process 
ensures that each proposal is designed to be compatible with any existing land uses and 
structures nearby on neighboring properties.  
 
Based upon the review of the project, staff believes that the proposed project’s design 
and site improvements for the proposed site largely 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 
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and enhance the project to achieve greater consistency with the intent of the General 
Plan and Zoning Code. 
 
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 Conversation of Small Structures) in accordance with the 
requirements of the California Environmental Quality Act of 1970 and 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 2 through 3 of the draft resolution contain recommended findings and 
Section 4 contains the conditions of approval for the Planning Commission’s 
consideration.  
 
RECOMMENDATION:  
 
Staff recommends that the Planning Commission evaluate the proposal and consider the 
following Actions:  

A. Adopt a Categorical Exemption under Article 19 Section 15303 (Class 3 – New 
Construction or Conversation of Small Structures) of the California Environmental 
Quality Act and Guidelines, as amended; and 
 

B. Approve Revision to Conditional Use Permit No. 2-19 and Variance No. 2-22, 
subject to the recommended Conditions of Approval contained in Resolution No. 
3632.  

 
ATTACHMENTS: 

A. Resolution No. 3632 with Findings, Conditions of Approval  
B. Project Plans 
C. Photo Simulations 
D. Service Coverage Maps 
E. Public Hearing Notice, Radius Map, and Site Posting 
F. Planning Commission Resolution Nos. 2645, 2735, 2941, and 3101 
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RESOLUTION NO. 3632 

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.  2-19, VARIANCE NO.  2-22, AND ADOPTION OF A 
CATEGORICAL EXEMPTION TO REMOVE AN EXISTING 50-
FOOT-HIGH MONO-PALM WIRELESS FACILITY AND 
CONSTRUCT A NEW WIRELESS TELECOMMUNICATIONS 
FACILITY DESIGNED AS A 65-FOOT-HIGH MONO-
EUCALYPTUS TREE ON A 30,000 SF PROPERTY LOCATED AT 
4732 PECK ROAD, EL MONTE, CALIFORNIA  

WHEREAS, on February 19, 2019, Tara Urcho of Crown Castle (the “Applicant”) 
submitted an application for Conditional Use Permit (CUP) No. 2-19 and Variance (VAR) 
No. 2-22 to remove an existing 50-foot-high mono-palm wireless telecommunications 
facility and construct a new wireless telecommunications facility designed as a 65-foot-
high mono-eucalyptus tree (for AT&T and T-Mobile) (“Proposed Project”) on property that 
is 30,000 SF in size located at 4732 Peck Road, El Monte, California (the “Subject 
Property”), and described as follows, to-wit:  

APN: 8547-014-013 

WHEREAS, the subject site is located within the MMU (Mixed/Multi-Use) zone; 

WHEREAS, the subject site is designated as Multi-Mixed Use by the City’s 
General Plan; 

WHEREAS, approval of a Conditional Use Permit is required pursuant to Section 
17.24 and 17.82.040(B) of the El Monte Municipal Code (EMMC), all new wireless 
facilities or other changes to existing wireless facilities not subject to an administrative 
wireless permit; 

WHEREAS, approval of a Variance is required pursuant to EMMC Section 17.20 
to exceed the maximum allowable MMU zone height requirement of 50 feet.  EMMC 
Section 17.82.100(A) states that the maximum allowable height for wireless facilities may 
not exceed the applicable height limit for structures in the applicable zoning district;  

WHEREAS, on April 12, 2022, the Planning Commission of the City of El Monte 
held a public hearing concerning CUP No. 2-19 and VAR No. 2-22;  

WHEREAS, the Planning Commission has carefully considered all pertinent 
testimony, the recommendation of Planning Division staff and the staff report offered in 
the case as presented at said noticed public hearing; and 

Attachment 1
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NOW, THEREFORE, BE IT HEREBY RESOLVED by the Planning Commission 

of the City of El Monte, County of Los Angeles, State of California, as follows: 
 
   SECTION 1 - ENVIRONMENTAL.  In accordance with the criteria and 
authority contained in the California Environmental Quality Act (CEQA) of 1970 and the 
CEQA Guidelines as amended, staff has conducted the appropriate environmental 
analysis and based on that assessment, the City has determined that the proposed 
project qualifies for an Notice of Exemption under Article 19 Categorical Exemptions, 
Section 15303 (Class 3 – New Construction or Conversation of Small Structures) in that 
the action involves the construction of a new 65 foot high mono-eucalyptus wireless 
telecommunications facility on the subject site.  
 
 SECTION 2 – CONDITIONAL USE PERMIT (CUP) FINDINGS.  All 
necessary findings for the granting of CUP to construct a new wireless facilities or other 
changes to existing wireless facilities not subject to an administrative wireless permit on 
the subject property pursuant to Chapter 17.24 and 17.82 of the EMMC can be made in 
a positive manner and are as follows: 
 

A. The granting of conditional use permit request will not be detrimental to the public 
health or welfare or injurious to the property or improvements in such a zone or 
vicinity;   

 
Finding of Fact:  
The granting of CUP No. 2-19 will not be detrimental to the public health or welfare 
or be injurious to the property or to improvements in such zone or vicinity as it will 
operate in full compliance with the U.S. standards for radio frequency emissions 
as published by the American National Standards Institute (ANZSI).  Furthermore, 
the radio frequency emissions emitted by the proposed facility will only transit non-
ionizing electromagnetic emissions at low levels which do not harm living cells. In 
addition, there will be no visual impact as all antennas and equipment related to 
the wireless telecommunications facility will be designed to conceal antennas with 
the design of a mono-eucalyptus tree.   

 
B. The use applied for at the location indicated is properly one for which a conditional 

use permit is authorized; 
 

Finding of Fact:  
Pursuant to Section 17.82 of the EMMC, approval of a CUP is required for all new 
wireless facilities or other changes to existing wireless facilities not subject to an 
administrative wireless permit.  As such, the proposed project to remove an 
existing 50-foot-high mono-palm wireless telecommunications facility and 
construct a new wireless telecommunications facility designed as a 65-foot-high 
mono-eucalyptus tree is authorized upon approval of a CUP by the Planning 
Commission.   
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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 lands and used in the 
neighborhood are provided; 
 
Finding of Fact:  
The subject site at 30,000 sf in size is currently developed as a gas station 
consisting of a canopy cover over fuel dispensers, freestanding price sign and 
cashier building.  The site is 100 feet wide and 300 feet in depth.  To the rear of 
the gas station, an existing 50-foot-high mono-palm associated ground mounted 
mechanical equipment, with a lease area of 608.33± sf is constructed and is 
utilized by AT&T and T-Mobile.  The lease area starts 120± feet from the front 
property line.  New landscaping is included as part of the proposed project.  The 
subject site is adequate in size and shape in that a wireless telecommunications 
facility already exists on the subject site and the applicant is replacing the 50’ high 
mono-palm existing support pole with a 65’ high support pole designed as a mono-
eucalyptus tree.   
 

D. The site abuts streets and highways adequate in width and pavement type to carry 
the kind of traffic generated by the proposed use; and   

 
Finding of Fact:  
The subject site is accessible from Peck Road, a major arterial.  The Peck Road 
frontage on the subject site is 100 linear feet in width. Vehicular access to lease 
area will be from Peck Road.  One (1) continuous curb cut nearly the width of the 
subject site serves the gas station and vehicles needing to access the wireless 
telecommunications facility lease area would use the same access.  There will be 
one (1) designated parking stall adjacent to the lease area for AT&T and T-Mobile 
service vehicles.    There will be no change to the existing access points, no 
impacts are anticipated to the onsite circulation pattern.   

 
E. The granting of such a conditional use permit is consistent with the purpose, goals, 

and policies of the City’s General Plan. 
 

Finding of Fact:  
The proposal would be consistent with Land Use Goal 4.6 of the General Plan 
Land Use Element, which is to support community growth and change through the 
provision and maintenance of quality public services and facilities, such as the 
proposed project, which would service to improve the mobile phone service in the 
area.  Further the proposed project is consistent with Community Design Goal  
2.15, which states that for telecommunications, regulate the development, 
operation, and maintenance of wireless/telecommunications facilities to ensure 
such facilities promote aesthetically innovative designs, are appropriately located 
to protect visual character and viewsheds, and prevent the emergence and 
proliferation of visual blight within the City.  Removal of an existing mono-palm and 
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construction of mono-eucalyptus is aesthetically desirable and consistent with the 
general plan.   
 

F. The applicant has demonstrated a good-faith effort to identify and evaluate more-
preferred alternative locations and potentially less-intrusive alternative designs for 
the proposed wireless telecommunications facility; 

 
Finding of Fact: 
The applicant has provided the proper service coverage maps that demonstrates 
the need to replace the existing 50-foot-high mono-palm with a 65-foot-high mono-
eucalyptus tree.  It is staff’s assessment that this is not a new facility, but an 
upgrade of the existing facility’s equipment to meet current mobile phone coverage 
needs for AT&T and T-Mobile.  Furthermore, the proposed design of the 
replacement wireless telecommunications facility as a mono-eucalyptus will 
minimize visual impact to the neighborhood. 

 
G. The applicant has provided the approval authority with a meaningful comparative 

analysis that shows all more-preferred alternative locations and less-intrusive 
alter-native designs identified in the administrative record are either technically 
infeasible or unavailable.  

 
Finding of Fact: 
The applicant has provided the proper service coverage maps that demonstrates 
the need to replace the existing 50-foot-high mono-palm with a 65-foot-high mono-
eucalyptus.  It is staff’s assessment that this is not a new facility, but an upgrade 
of the existing facility’s equipment to meet current mobile phone coverage needs 
for AT&T and T-Mobile.  Furthermore, the proposed design of the replacement 
wireless telecommunications facility as a mono-eucalyptus tree design will 
minimize visual impact to the neighborhood. 

 
 SECTION 3 – VARIANCE FINDINGS. All necessary findings for the 
granting of a variance to deviate from the maximum allowable height for the proposed 
project pursuant to Chapter 17.20 of the El Monte Municipal Code can be made in a 
positive manner 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 zone or vicinity; 

 
Finding of Fact:  
The Variance request can be supported because there are exceptional conditions 
applicable to the proposed freestanding wireless facilities.  Specifically, the 
applicant is proposing to replace an existing 50-foot-high mono-palm so the 
location is not new.  Recently, there has been new construction in the vicinity (Palo 
Verde Apartments, 4704 Peck Road) which has adversely affected the operation 
of the existing mono-palm facility, as demonstrated by the service coverage maps.  
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It is typical for antennas to be placed higher than the buildings in the vicinity for 
optimum service to mobile phone users.   
 

B. The granting of such variance or modification will not be materially detrimental to 
the public health or welfare or injurious to the property or improvements in such 
zone or vicinity in which the property is located; 

 
Finding of Fact:  
The granting of such variance will not be materially detrimental to the public health 
or welfare or injurious to the property or improvements in such zone or vicinity in 
which the property is located in that the applicant has worked with staff to propose 
a project that is acceptable in height and design for the vicinity.  The project was 
initially designed proposed as a new 71’-6” high mono-pine.  The applicant has 
since worked with staff to design the project as a 65’ foot high mono-eucalyptus, 
which is more suitable for the vicinity in which the property is located.   

 
C. Because of special circumstances applicable to subject property, including size, 

shape, topography, location, surroundings, the strict application of the zoning 
ordinance is found to deprive subject property of privileges enjoyed by other 
properties in the vicinity and under the identical zone classifications; and 
 
Finding of Fact:  
There are special location circumstances applicable to the subject property, where 
the strict application of the zoning ordinance is found to deprive the subject 
property of privileges.  Specifically, there has been new construction of a new four 
(4) story building in the vicinity (Palo Verde Apartments, 4704 Peck Road) which 
has adversely affected the operation of the existing mono-palm facility, as 
demonstrated by the service coverage maps.  It is typical for antennas to be placed 
higher than the buildings in the vicinity for optimum service to mobile phone users.   
 

D. The granting of such variance or modification will not adversely affect the City’s 
General Plan   

 
Finding of Fact:  
The variance request would not adversely affect the City’s General Plan in that the 
proposed project would be consistent with Land Use Goal 4.6 of the General Plan 
Land Use Element, which is to support community growth and change through the 
provision and maintenance of quality public services and facilities, such as the 
proposed project, which would service to improve the mobile phone service in the 
area.  Further the proposed project is consistent with Community Design Goal  
2.15, which states that for telecommunications, to regulate the development, 
operation, and maintenance of wireless/telecommunications facilities to ensure 
such facilities promote aesthetically innovative designs, are appropriately located 
to protect visual character and viewsheds, and prevent the emergence and 
proliferation of visual blight within the City.  As such, removal of an existing mono-
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palm and construction of mono-eucalyptus is aesthetically desirable and 
consistent with the general plan.   

 
SECTION 4 – APPROVALS AND CONDITIONS. The Planning 

Commission determines that the project is Categorically Exempt under Article 19 Section 
15303 (Class 3 – New Construction or Conversion of Small Structures) in accordance 
with the California Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines 
and does hereby approve CUP No. 2-19 and VAR No. 2-22, subject to the following 
conditions: 
 
GENERAL  
 
1. The project shall substantially conform to CUP No. 2-19 and VAR No.  2-22, the 

development (project plans) plans on file with the City Planning Division and as 
presented to the Planning Commission on April 12, 2022.  Any expansions of the lease 
spaces(s), new collocations, modifications or other changes to the existing facility that 
is not subject to an administrative wireless permit shall require a revision to 
Conditional Use Permit No. 2-19 and VAR No. 2-22. 
 

2. The project is subject to a ten (10) day appeal period. Written appeals may be filed 
with the City Clerk.   
 

3. This resolution shall supersede Planning Commission Resolution Nos. 2645 (CUP No. 
36-00), 2735 (CUP No. 16-02), 2941 (CUP No. 39-04), and 3101 (Revision to CUP 
No. 39-04) which shall be effectuated upon final Planning inspection for the removal 
of the 50-foot-high mono-palm and construction of the 65 foot high mono-eucalyptus.   

 
4. 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. 
 
5. The applicant shall obtain all required approvals/licenses from the Federal 

Communications Commission (FCC) and Federal Aviation Administration (FAA)and 
provide such proof of approvals to the Planning Division prior to the issuance of 
Building permits. 

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

implemented prior to final inspection. 
 
7. All applicable conditions shall be met or deemed to have been addressed by the 

Planning Division prior to the issuance of a certificate of compliance for the building 
improvements. 

 
8. 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 
nonpainted surface, or where anti-graffiti coatings are used, graffiti may be removed 
with solvents or detergents, as appropriate. 
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9. All onsite activities shall comply with the City of El Monte Noise Ordinance at all times.  
 
LEGAL 

 
10. The Applicant and property owner shall sign and submit a notarized affidavit accepting 

all conditions of approval contained in the Planning Commission Resolution within 15 
days of the project’s effective date and prior to issuance of Building Permits for the 
proposed project. 

 
11. Subject to review and applicability by the Community and Economic Development 

Director, Public Works Director, and the City Attorney or their designee, 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 operational conditions applicable during any period(s) of 

construction or major repair (e.g., proper screening and securing of the 
construction site; implementation of proper erosion control, dust control and noise 
mitigation measure; adherence to approved project phasing etc.). 

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

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

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

e. 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 
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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; 

f. 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;   

g. 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; and 

h. The execution and recordation of the maintenance agreement shall be a condition 
precedent to the issuance of final building occupancy related to this entitlement. 

 
WIRELESS TELECOMMUNICATIONS FACILITY STANDARD CONDITIONS OF 
APPROVAL 
 
12. In addition to all other conditions adopted by the approval authority, all conditional use 

permits approved by the approval authority shall be automatically subject to the 
conditions in EMMC Section 17.82.080. The approval authority (or the appellate 
authority on appeal) shall have discretion to modify or amend these conditions on a 
case-by-case basis as may be necessary or appropriate under the circumstances to 
protect public health and safety or allow for the proper operation of the approved 
facility consistent with the goals of this chapter. 

 
13. Compliance with Approved Plans. Before the permittee submits any applications to 

the Building and Safety Division, the permittee must incorporate this permit, all 
conditions associated with this permit (CUP No. 2-19 and VAR No. 2-22) and the 
approved photo simulations into the project plans (the "Approved Plans"). The 
permittee must construct, install and operate the wireless telecommunications facility 
in substantial compliance with the Approved Plans, as determined by the Community 
and Economic Development Director (“Director”). Any material alterations, 
modifications or other changes to the approved plans, whether requested by the 
permittee or required by other departments or public agencies with jurisdiction over 
the wireless telecommunications facility, must be submitted in a written request 
subject to the Director's prior review and approval, who may refer the request to the 
original approval authority if the Director finds that the requested alteration, 
modification or other change substantially deviates from the Approved Plans or 
implicates a significant or substantial land-use concern. 
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14. Build-Out Period. This permit will automatically expire one (1) year from the approval 
or deemed-granted date unless the permittee obtains all other permits and approvals 
required to install, construct and/or operate the approved wireless 
telecommunications facility, which includes without limitation any permits or approvals 
required by the any federal, state or local public agencies with jurisdiction over the 
subject property, the wireless telecommunications facility or its use. The Director may 
grant one written extension to a date certain, but not to exceed one additional year, 
when the permittee shows good cause to extend the limitations period in a written 
request for an extension submitted at least thirty (30) days prior to the automatic 
expiration date in this condition. 

 
15. Maintenance Obligations.  Vandalism. The permittee shall keep the site, which 

includes without limitation any and all improvements, equipment, structures, access 
routes, fences and landscape features, in a neat, clean and safe condition in 
accordance with the approved plans and all conditions in this permit. The permittee 
shall keep the site area free from all litter and debris at all times. The permittee, at no 
cost to the city, shall remove and remediate any graffiti or other vandalism at the site 
within forty-eight (48) hours after the permittee receives notice or otherwise becomes 
aware that such graffiti or other vandalism occurred. 

 
16. Compliance with Laws. The permittee shall maintain compliance at all times with all 

federal, state and local statutes, regulations, orders or other rules that carry the force 
of law ("Laws") applicable to the permittee, the subject property, the wireless 
telecommunications facility or any use or activities in connection with the use 
authorized in this permit, which includes without limitation any laws applicable to 
human exposure to RF emissions. The permittee expressly acknowledges and agrees 
that this obligation is intended to be broadly construed and that no other specific 
requirements in these conditions are intended to reduce, relieve or otherwise lessen 
the permittee's obligations to maintain compliance with all Laws. In the event that the 
city fails to timely notice, prompt or enforce compliance with any applicable provision 
in the El Monte Municipal Code, any permit, any permit condition or any applicable 
law or regulation, the applicant or permittee will not be relieved from its obligation to 
comply in all respects with all applicable provisions in the El Monte Municipal Code, 
any permit, any permit condition or any applicable law or regulation. 
 

17. Adverse Impacts on Other Properties. The permittee shall use all reasonable efforts 
to avoid any and all undue or unnecessary adverse impacts on nearby properties that 
may arise from the permittee's or its authorized personnel's construction, installation, 
operation, modification, maintenance, repair, removal and/or other activities at the 
site. The permittee shall not perform or cause others to perform any construction, 
installation, operation, modification, maintenance, repair, removal or other work that 
involves heavy equipment or machines except during normal construction work hours 
authorized by the EMMC. The restricted work hours in this condition will not prohibit 
any work required to prevent an actual, immediate harm to property or persons, or any 
work during an emergency declared by the city. The Director or the Director's designee 
may issue a stop work order for any activities that violates this condition. 
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18. Inspections; Emergencies. The permittee expressly acknowledges and agrees that 

the city's officers, officials, staff or other designee may enter onto the site and inspect 
the improvements and equipment upon reasonable prior notice to the permittee; 
provided, however, that the city's officers, officials, staff or other designee may, but 
will not be obligated to, enter onto the site area without prior notice to support, repair, 
disable or remove any improvements or equipment in emergencies or when such 
improvements or equipment threatens actual, imminent harm to property or persons. 
The permittee will be permitted to supervise the city's officers, officials, staff or other 
designee while any such inspection or emergency access occurs. 
 

19. Permittee's Contact Information. The permittee shall furnish the Director with accurate 
and up-to-date contact information to reach a live person responsible for the wireless 
telecommunications facility, which includes without limitation a direct telephone 
number, facsimile number, mailing address and email address. The permittee shall 
keep such contact information up-to-date at all times and immediately provide the 
Director with updated contact information in the event that the contact information 
changes. 

 
20. Indemnification. The permittee and, if applicable, the property owner upon which the 

wireless telecommunications facility is installed shall defend, indemnify and hold 
harmless the city, City Council and City boards, commissions, agents, officers, 
officials, employees and volunteers from any and all (1) damages, liabilities, injuries, 
losses, costs and expenses and from any and all claims, demands, law suits, writs 
and other actions or proceedings ("claims") brought against the city or its agents, 
officers, officials, employees or volunteers to challenge, attack, seek to modify, set 
aside, void or annul the city's approval of this permit, and (2) other claims of any kind 
or form, whether for personal injury, death or property damage, that arise from or in 
connection with the permittee's or its agents', directors', officers', employees', 
contractors', subcontractors', licensees', or customers' acts or omissions in connection 
with this permit or the wireless telecommunications facility. In the event the city 
becomes aware of any claims, the city will use best efforts to promptly notify the 
permittee and the private property owner and shall reasonably cooperate in the 
defense. The permittee expressly acknowledges and agrees that the city shall have 
the right to approve, which approval shall not be unreasonably withheld, the legal 
counsel providing the city's defense, and the property owner and/or permittee (as 
applicable) shall promptly reimburse city for any costs and expenses directly and 
necessarily incurred by the city in the course of the defense. The permittee expressly 
acknowledges and agrees that the permittee's indemnification obligations under this 
condition are a material consideration that motivates the city to approve this permit, 
and that such indemnification obligations will survive the expiration or revocation of 
this permit. 
 

21. Recall to Approval Authority; Permit Revocation. CUP No. 2-19 and VAR No. 2-22 
shall be subject to the provisions in EMMC Section 17.24.100 (Revocation). 
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22. Record Retention. The permittee must maintain complete and accurate copies of all 
permits and other regulatory approvals issued in connection with the wireless 
telecommunications facility, which includes without limitation this approval, the 
approved plans and photo simulations incorporated into this approval, all conditions 
associated with this approval and any ministerial permits or approvals issued in 
connection with this approval. In the event that the permittee does not maintain such 
records as required in this condition, any ambiguities or uncertainties that would be 
resolved through an inspection of the missing records will be construed against the 
permittee. The permittee may keep electronic records; provided, however, that hard 
copies or electronic records kept in the city's regular files will control over any conflicts 
between such city-controlled copies or records and the permittee's electronic copies, 
and complete originals will control over all other copies in any form. 

 
23. Abandoned Wireless Facilities. The wireless telecommunications facility authorized 

under this permit shall be deemed abandoned if not operated for any continuous six-
month period. Within ninety (90) days after a wireless telecommunications facility is 
abandoned or deemed abandoned, the permittee and/or property owner shall 
completely remove the wireless telecommunications facility and all related 
improvements, and shall restore all affected areas to a condition compliant with all 
applicable laws, which includes without limitation the EMMC. In the event that neither 
the permittee nor the property owner complies with the removal and restoration 
obligations under this condition within said 90-day period, the city shall have the right 
(but not the obligation) to perform such removal and restoration with or without notice, 
and the permittee and property owner shall be jointly and severally liable for all costs 
and expenses incurred by the city in connection with such removal and/or restoration 
activities. 

 
PROJECT PLANS 
 
24. Plans submitted for Building Plan Check for the proposed project shall include in the 

scope of work the demolition of existing mono-palm.   
 

25. The existing mono-palm shall be removed prior to final Planning inspection approval 
for the new 65-foot-high mono-eucalyptus.   

 
26. Upon removal of the mono-palm, the condition of the surface at the finished grade of 

the former location of the mono-palm shall be restored to the satisfaction of the 
Director.  

 
27. The enclosure of the lease area shall be provided with decorative block or fencing 

materials. Chain link material is not permitted.   
 

28. No antennas or equipment cabinets shall be directly visible to the public. All antennas 
shall be adequately screened to the satisfaction of the Director. 
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29. The branches and foliage covering the proposed antenna sectors shall extend a 
minimum of one (1) foot beyond the proposed antenna panels, that way obscuring any 
visibility of the antennas, and then continue from that point down. 

 
30. The antennas, mounting arms and microwave dish along with the brackets shall be 

painted to match the matte color of the eucalyptus tree foliage. 
 

31. There shall be no unpainted metal on the mono-eucalyptus wireless 
telecommunications facility. 
 

32. Aesthetic sleeves to conceal the proposed antenna panels and mounting arms shall 
be provided for the proposed antennas and future carrier’s antennas and tower 
mounted equipment to the satisfaction of the Director. 

 
33. The mono-eucalyptus support pole shall be completely covered with synthetic bark 

and textured with substantial etchings, which shall be constructed of a cladding to 
resemble the bark of a real eucalyptus tree. The synthetic bark shall be installed 
starting from the base (finished grade) and continue to the top of the pole.  A sample 
of the synthetic bark shall be provided during Building and Safety plan check review.   

 
34. The minimum height to the bottom the proposed mono-eucalyptus foliage branches 

shall be minimum 15-feet from finished grade. 
 

35. Project plans may not include exterior lights other than (a) as may be required under 
FAA, FCC or other applicable governmental regulations; and (b) timed or motion-
sensitive lights for security and/or worker safety. All exterior lights permitted or 
required to be installed must be installed in locations and within enclosures that 
mitigates illumination impacts on other properties to the maximum extent feasible.  
Lighting details shall be provided on project plans submitted for Building and Safety 
Division plan check.   

 
36. Project plans shall include details signage that accurately identifies the equipment 

owner/operator, the owner/operator's site name or identification number and a toll-free 
number to the owner/operator's network operations center. May not bear any other 
signage or advertisements unless expressly approved by the city, required by law or 
recommended under FCC or other United States governmental agencies for 
compliance with RF emissions regulations. 

 
37. All cables and connectors for telephone, primary electric and other similar utilities must 

be routed underground to the extent feasible in conduits large enough to 
accommodate future collocated wireless facilities. Meters, panels, disconnect 
switches and other associated improvements must be placed in inconspicuous 
locations to the extent possible.  Compliance shall be demonstrated on project plans 
submitted to Building and Safety plan check.   
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38. Project plans shall be designed and sited in compliance with all applicable federal, 
state and local laws, regulations, rules, restrictions and conditions, which include 
without limitation the California Building Standards Code, General Plan and any 
applicable specific plan, the El Monte Municipal Code and any conditions or 
restrictions in any permit or other governmental approval issued by any public agency 
with jurisdiction over the facility. 

 
LANDSCAPING 
 
39. The Applicant/property owners shall maintain all landscaped areas within the property. 

 
40. The existing palm trees shall be removed and a minimum of three (3) 24-inch box live 

eucalyptus trees shall be provided to the satisfaction of the Community Development 
Director.   

 
41. The applicant shall provide new landscape and irrigation plans for all areas around 

the subject site including existing deteriorated landscaping areas, subject to the review 
and approval of the Planning Division during the Building and Safety Division plan 
check review process.    

 
42. Project Plans submitted for Building and Safety plan check review shall include 

landscape features and a landscape plan when proposed to be placed in a landscaped 
area. The landscape plan must include existing vegetation, and vegetation proposed 
to be removed or trimmed, and the landscape plan must identify proposed landscaping 
by species type, size and location. 

 
BUILDING AND SAFETY DIVISION 
 
43. The Project must comply and be designed to meet the requirements of the 2019 

California Building Code with the 2020 L.A. County Amendments.  All building safety, 
geotechnical, mechanical, electrical, plumbing, and accessibility requirements will be 
reviewed for compliance during plan check review. 
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SECTION 5 – PLANNING COMMISSION APPROVAL.  The Secretary of 

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

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

 
   ________________________________ 
   Amy Wong, Chairperson 
 
ATTEST: 
 
 
_______________________________ 
Jason C. Mikaelian, AICP, Secretary 
El Monte City Planning Commission 
 
 
STATE OF CALIFORNIA  ) 
COUNTY OF LOS ANGELES ) SS: 
CITY OF EL MONTE  ) 
 

 
 

I, Jason C. Mikaelian, AICP, Secretary of the Planning Commission of the City of El 

Monte, do hereby certify that the above and foregoing is a full, true, and correct copy of 

Resolution No. 3632 adopted by the Planning Commission of the City of El Monte, at a 

special meeting by said Commission held on April 12, 2022 by the following votes to wit: 

 AYES:   
 
 NOES:  
 
 ABSTAIN:  
 
 ABSENT:  
 
 
   ________________________________ 
   Jason C. Mikaelian, Secretary 
   El Monte City Planning Commission 
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PROPOSED KEYED NOTES:

1

2

4

8'Ø MONO-EUCALYPTUS BRANCH THAT WILL CONCEAL ALL THE EQUIPMENT

5

6

CROWN CASTLE 65'-0" MONO-EUCALYPTUS TOWER (SUPPORTING UP TO 3 CARRIERS)

7

EXISTING EUCALYPTUS LIVE TREE (TYP. OF 3)

8

EXISTING 50'-0" MONOPALM TO BE REMOVED

3

6" CURB TO MATCH WITH EXISTING

6' FENCE WITH 4' WIDE GATE COVERED BY OPAQUE NON-CHAIN LINK FENCING MATERIAL

PORTION OF EXISTING CURB TO BE REMOVED

PROPERTY LINE

1

2

4

4

4

8

5

6

7

3

(

P

)

 
G

A

T

E

9 PROPOSED ACCESS EASEMENT/ STAGING AREA/ PARKING AREA (8'-6" x 18'-0" AND 25

FT FOR BACK UP CLEARANCE)

9

NOTE: SEE LANDSCAPE SHEETS FOR DETAILS ABOUT NEW TREES AND IRRIGATION.

10 EXISTING FENCE WILL NEED TO BE REMOVED FOR (P) TOWER LOCATION

10

11 PROPOSED LEASE AREA 15'-0"x25'-0"

EXISTING UNSPECIFIED SPECIES LIVE TREES

11

12

12

12

12

PROPOSED BACKUP CLEARANCE AREA13

13

EXISTING SINGLE SWING GATE14

EXISTING DOUBLE SWING GATE15

15

14

EXISTING PLANTER16

16

17

17

EXISTING 32" CMU WALL WITH

6'-0" WROUGHT IRON FENCE

EXISTING 5'-0" FOUNDATION PIER TO BE REMOVED

EXISTING AT&T MOBILITY

92 SQ FT PAD IN A

10'-0" x 17'-0" AREA

EXISTING T-MOBILE

10'-0" X 24'-0"

CONCRETE PAD AREA

18 EXISTING ICE BRIDGE (TYP) TO BE REMOVED

19

19 EXISTING AT&T MOBILITY 3'-0" x 8'-6" PAD

20 EXISTING CRUSHED ROCK GRAVEL GROUND COVER

20

(P) & (E) ENLARGED

EQUIPMENT LAYOUT

SEE SHEETS A-2.1 & A-2.2
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EXISTING KEYED NOTES:

1

2

4

EXISTING UMTS RRUS AND DIPLEXERS (TO BE REMOVED)

5

6

EXISTING LTE 1C/2C RRUS (TO BE REMOVED)

8

EXISTING MONOPALM (TO BE REMOVED)

3

EXISTING PURCELL (TO REMAIN)

EXISTING RxAIT CABINET (TO BE REMOVED)

EXISTING ARGUS TE45V3 DCPP (TO BE REMOVED)

EXISTING 3106 UMTS CABINET (TO REMAIN)

9 EXISTING 2106 GSM BTS (TO BE REMOVED)

NOTE: SEE LANDSCAPE SHEETS FOR DETAILS ABOUT NEW TREES AND IRRIGATION.

10

11
EXISTING FIBER BOX (TO REMAIN)

EXISTING TELCO BOARD (TO REMAIN)

EXISTING PORTABLE GENERATOR PLUG (TO REMAIN)

EXISTING AC MAIN BREAKER PANEL (TO REMAIN)

EXISTING SWING GATES

EXISTING FENCED COMPOUND AREA

EXISTING CONCRETE

EXISTING SHRUBS (TYP.)

EXISTING SHRUBS (TO BE REMOVED)

EXISTING CURB (TO REMAIN)

EXISTING GRASS/ DIRT AREA
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NOTE: REFER TO SHEET A-3 FOR ANTENNA LAYOUT

& EQUIPMENT DETAILS

PROPOSED 75'-0" MONOPINE

NOTE: SEE LANDSCAPE SHEETS FOR DETAILS ABOUT NEW TREES AND IRRIGATION.

PROPOSED/EXISTING  KEYED NOTES:

1

2

4

5

6

7

3
PROPOSED VERTIV BATTERY CABINET AT THIS LOCATION

EXISTING 3106 UMTS CABINET

8

9

10

EXISTING FIBER BOX (TO REMAIN)

EXISTING TELCO BOARD (TO REMAIN)

EXISTING PORTABLE GENERATOR PLUG (TO REMAIN)

EXISTING AC MAIN BREAKER PANEL (TO REMAIN)

EXISTING SWING GATES

EXISTING FENCED COMPOUND AREA

EXISTING CONCRETE

EXISTING SHRUBS (TYP.)

PROPOSED 6'H CHAIN LINK FENCE W/ 4' WIDE ACCESS GATE TO MATCH (E)

PROPOSED 2'-8" CMU WALL TO MATCH (E)

PROPOSED SHRUBS TO MATCH (E)

11

12

13

14

EXISTING PURCELL FLX16 EQUIPPED WITH 1-5216 & 1-XMU INSTALL

PROPOSED I-6630 IN NEW PURCELL FLX21 STACKED ON TOP OF (E) FLX16

FINAL BASEBAND: 1-5216 + 1-XMU + 1-6630 (LTE/5G - MIXED MODE)

PROPOSED VERTIV DCPP CABINET AT THIS LOCATION
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NORTHPROPOSED ANTENNA  LAYOUT (T-MOBILE) @ 44'-0" ELEVATION

BETA SECTOR  190° 

ALPHA SECTOR  70° 

GAMMA SECTOR  310° 
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PROPOSED ANTENNA  LAYOUT (AT&T) @ 55'-0" ELEVATION

A1 A2
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B2C2
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BETA SECTOR  120° 

ALPHA SECTOR  0° 

GAMMA SECTOR  240° 
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NOTE:

NO TOWER-MOUNTED EQUIPMENT SHALL BE PERMITTED

TO PROTRUDE BEYOND THE BRANCH CANOPY.

ALL ANTENNAS, ACCESSORY EQUIPMENT, CROSS ARMS,

HARDWARE, CABLES AND OTHER ATTACHMENTS TO THE

MONO EUCALYPTUS MUST BE PAINTED WITH APPROPRIATE

EARTH TONES TO MATCH EUCALYPTUS  BRANCHES.

ALL ANTENNAS, REMOTE RADIO UNITS, TOWER MOUNTED

AMPLIFIED AND OTHER SIMILAR EQUIPMENT LARGER THAN

ONE CUBIC FOOT SHALL BE FITTED, WITH A FAUX EUCALYPTUS

"SOCK" WITH FAUX EUCALYPTUS BRANCHES.

A MINIMUM OF 3.5 BRANCHES IS REQUIRED FOR A VERTICAL

 FOOT OF ELEVATION.
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CITY OF EL MONTE PLANNING COMMISSION 
NOTICE OF PUBLIC HEARING 

Hablamos Español favor de hablar con 
Jeni Colon (626) 258-8626 

TO: All Interested Parties 

FROM: City of El Monte Planning Division 

PROPERTY  
LOCATION: 

4732 Peck Road / APN: 8547-014-013 

APPLICATION: Conditional Use Permit (CUP) No. 02-19 and Variance (VAR) No. 02-22 

REQUEST: The Applicant is requesting approval of CUP No. 02-19 and VAR No. 02-22 to 
remove an existing 50-foot-high mono-palm wireless facility and construct a new 
wireless facility designed as a 65-foot-high mono-eucalyptus tree.  The wireless 
facility is located behind an existing service station (Mobil Gas Station).    The subject 
site is 30,000 square feet in size and is located within the MMU (Mixed/Multi-Use) 
zone.  This request is made pursuant to the requirements of Chapters 17.20, 17.24, 
and 17.82of the El Monte Municipal Code (EMMC). 

PROPERTY OWNER: Wortmann Family Trust 
3044 Foothill Blvd. 
La Crescenta, CA 91214 

APPLICANT: Crown Castle Towers 06-2, LLC. 
200 Corporate Drive 
Cannonsburg, PA 15317 
Attn: Tara Urcho 

ENVIRONMENTAL 
DOCUMENTATION: 

PLACE OF HEARING: 

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

The Planning Commission will hold a public hearing to receive testimony, orally and 
in writing, on the proposed project.  The public hearing is scheduled as follows: 

Date:  Tuesday, April 12, 2022  
Time:  7:00 p.m. 
Place: El Monte City Hall East – Council Chambers 

  11333 Valley Boulevard, El Monte, California 

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

(1) Attend the meeting in person at the City’s Council Chambers.  All COVID-19 safety precautions (e.g.-
wearing a mask and social distancing) shall be followed at all times.

(2) Turn your TV to Channel 3.
(3) Visit the City’s website at http://www.elmonteca.gov/378/Council-Meeting-Videos.
(4) Call-in Conference Line at (253) 215-8782; Meeting ID 838 4114 2659, then press #, press # again when
prompted for participant ID.

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

(1) Call-in Conference Line at (253) 215-8782; Meeting ID 838 4114 2659, then press #, press # again when
prompted for participant ID.  Once admitted into the meeting, press *9 to request to speak.

(2) E-mail or Telephone – All interested parties can submit questions/comments in advance to the Planning
Division’s general e-mail address: planning@elmonteca.gov or by calling (626) 258-8626. All
questions/comments must be received by the Planning Division no later than 3:00 pm on April 12, 2022.
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The staff report on this matter will be available on or about April 7, 2022 on the City of El Monte website, which 
may be accessed at https://www.ci.el-monte.ca.us/AgendaCenter/Planning-Commission-2 or by e-mailing 
nlee@elmonteca.gov. 

Americans With Disabilities Act 
In compliance with Section 202 of the Americans with Disabilities Act of 1990 (42 U.S.C. Sec. 12132) and the 
federal rules and regulations adopted in implementation thereof, the Agenda will be made available in 
appropriate alternative formats to persons with a disability. Should you need special assistance to participate in 
this meeting, please contact the City Clerk’s Office by calling (626) 580-2016. Notification 48 hours prior to the 
meeting will enable the City to make reasonable arrangements to ensure accessibility to this meeting. 

Persons wishing to comment on the environmental documentation or proposed application may do so orally or 
in writing at the public hearing or in writing prior to the meeting date and must be received by 3:00 pm the day 
of the meeting.  Written comments shall be sent to Nancy Lee; El Monte City Hall West; 11333 Valley Boulevard; 
El Monte, CA 91731 or at nlee@elmonteca.gov.  If you challenge the decision of the City Planning Commission, 
in court, you may be limited to raising only those issues you or someone else raised at the public hearing 
described in this notice, or in written correspondence delivered to the City Planning Commission at, or prior to, 
the public hearing.  For further information regarding this application please contact Nancy Lee at (626) 580-
2096. Monday through Thursday, except legal holidays, between the hours of 7:00 a.m. and 5:30 p.m. 

Published On: 
Mailed On: 

Thursday, March 31, 2022 
Wednesday, March 30, 2022 

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

Location Map 





RESOCUTION NO 2645

A RESOLUTION OF THE CITY PLANNING
COMMISSION OF THE CITY OF EL MONTE
CALIFORNIA GRANTING APPROVAL UPON
SPECIFIED CONDtTIONS CONDITIONAL USE
PERMIT NO 3600 TO MAINTAIN AND
CONSTRUCT A 45tTALL UNMANNED
TELECOMMUCATION FACILITY LOCATED AT
4732 PECK ROAD

The City Planning Commission of the Gity of EI Monte California does hereby

find determine and resolve as follows

SECTION 1 That on September 18 2000 there was filed by Paciftc Bell

Wireless 2521 Michelle Drive 2d floor Tustin California 92780 an application to maintain and

construct a 45ttall unmanned telecommunication facility antennas a supporting monopole

and equipments located at 4732 Peck Road EI Monte California and ciescriEied as follows to

wit

LOT 25 OF TRACT NO 9360 tN THE CITY OF EL MONTE
COUNTY OF LOS ANGELES STATE OF CALIFORNIA AS
PER MAP RECORDED IN BOOK 182 PAGES 19 AND 20 OF

MAPS IN THE OFFICE OF THE COUNTY RECORDER OF
SAID COUNTY

Pursuant to which after due notice as required by faw a pu6lic hearing was held to consider

Conditional Use Permit No 3600 before this Commission on November 14 2000 at which time

all interested persons were given full opportunity to be heard and present evidence

SECTION 2 The subject property is zoned C3General Commercial and is

located at 4732 Peck Road The rectangularshaped lot has a street frontage of 100ton Peck

Road and a lot depth of 300tfor a total lot area of 30OOQt square feet This property is

currently developed with Mobil gas service station at front 140tfoot portion of the property

The remaining 160tfootportion is vacant

Surrounding properties to the north south and east are zoned C3General

Commercial and are developed with commercialretail developments Properties to the west are

zoned C3and R3Medium Density Multiple Family and are developed with commercial and

residential developments
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SECTfON 3 That the proposed unmanned telecommunications facility does

meet the required findings for Section 17040050as follows

1 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

Thrs finding is supported by the following facts

The proposed use is classified as a Categorical Exemption which class has been
determined not to have a significant efFect on the environment The subject use is aso

regulated and must adhere to rules and regulations of the Federal Communications

Commission Also the attached conditions and subsequent staff site visits should

adequately safeguard public and private concerns

2 The use applied for at the location indicated is propery one for which a conditional use

permit is authorized

This finding is supported by the following facts
Section 1724040 48 ofthe Municipal Code authorizes application for such use

3 The site for the proposed use is adequate in size and shape to accommodate said use
and that all yards spaces walis fences parking loading landscaping and other
features required to adjust said use with the land and uses in the neighborhood are

provided

This frnding is supporfed by thefolowing facts
The foregoing analysis siteplan review and input from other Community Development
Divisions assures compliance with these requirements

4 The site abuts streets and highways adequate in width and pavement type to carry the
kindftracgenerated by the proposed use

This finding is suppored by the following facts

The site is served by Peck Road and fulfills the standard design requirements for its

classification easily capable of accommodating the low amount of traffic that the project
would generate

5 The granting of such conditional use permit wiil not adversely affect the purpose goals
and policies of the City of EI Monte General Plan

Tis frnding isupporte by fhe fclowing facts
The General Plan land use designation is Generai Commercial The proposed
development is consistent with the General Plan land use designation for this property

SECTION 4 That the project has been found to be categorically exempt from

the requirements of the California Environmental Quality Act of 1970 as amended as provided

under CEQA Guidelines Section 15031 Existing Facility and therefore na further review of

environmental effects of the project is necessary

SECTION 5 That this Commission does hereby approve Conditional Use Permit

No 3600 to allow a 45ttall unmanned telecommunication facifity antennas a suppoting



monopole and equipments located at 4732 Peck Road El Nfonte California subject to the

followi condition
1 That the total pad area shall notexceed the square footage indicated on the site plan
2 That ali development and maintenance must be in strict compliance with the approvedj pians and elevations on file in the Planning Division

3 That all utilities shail be underground

4 That afl paved parking and driveway area shall be surfaced with5inch thick Portand
cement concrete in accordance with the City Engineer requirements

5 That afl mechanical equipment including heating and air conditioning units dish antennas
and electronicecuipmpnt shal be screersfrom pubfic vieu and e located ir an area
approved by the Planning Services Manager

6 That all Building Department Engineering Department and LA County Fire Department
standards and conditions shall be compiied with prior to issuance ofbuiiding permits

7 That the conditional use permit approval as contained herein shall be effective for a period
of one hundred and eighty 180 days from the date of final approva thereof provided
however that prior to such date buiding permits shafl have been obtained from the City

8 That 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 oficers and empioyees to
chalfenge 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 shalfprmptly notify the applicant of any cfaim action or proceeding and the City
shaii coaperate in any such defense

9 That graffiti must be removed from any exterior surFaces ta the structures and
improvements on the property within 72 hours folowing the application of the grafriti
Graffiti shall be removed by either painting over the evidence of such vandaismwith a

paint which has been colormatched to the surface to which it is appiied or graffiti may be
removed with solvents or detergents as appropriate

10 That allcnditions of approva shall be metpior to final inspection and piorio oecupancyof the building

11 That 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 ali times

12 Afl trash and refuse shali be disposed of in dumpsters pursuant to such Codes and
removed from the premises on and as needed basis Any surplus construction materials
shall be stored so as to be screened from public view when not actuaily in use and be
removed from the property upon completion of construction activities

13 That this canditional use permit be authorized for a period of one 1 year prior to which
timely application must be made for extension

14 That no barbed wire or razorwire shall be installed around the pad area



15 That if the cellular facility is not longer utilized as such ali structures and improvements
shall be removed within six months after the operation ceases

i

16 That the appiicant shail provide additional fencing material and screening for the antennas

and equipment if deemed necessary by the Planning Services Manager

17 That the applicant shali submit a maintenance schedule for review and approval by the
Planning Services Manager prior to finai approvai of the project

SECTION 6 That the Secretary of the City Planning Commission of the city of EI

Monte California shall certify to the adoption of this resolution and shall cause a copy of the

j
same to be fonvarded to the applicants

i

Virginia P rsChairperson

Al7EST

r
i

f

Fr Ily ernan Sec eta
El Monte City P nning Commissi n
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STAFF REPORT                             APRIL 12, 2022 
 
 
TO:     CITY PLANNING COMMISSION 
 
FROM:   BETTY DONAVANIK 

COMMUNITY & ECONOMIC DEVELOPMENT DIRECTOR 
 

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

 
SUBJECT:    CODE AMENDMENT NO. 795  
 
LOCATION:   CITYWIDE  
 
APPLICANT:  CITY OF EL MONTE  
 
RECOMMENDATION: RECEIVE PRESENTATION FROM STAFF AND PROVIDE 

COMMENTS ON THE PROPOSED ZONING CODE 
AMENDMENT UPDATES  

 
 
BACKGROUND 
 
The Planning Commission has held a total of eight (8) study sessions as part of the City’s 
Comprehensive Zoning Code Update. The most recent meeting was on January 18, 2022 
This public meeting will focus on the 26 General Plan Land Use Map and/or Zoning Map 
project area changes and the draft environmental document. The City released a draft 
Negative Declaration (ND) for a 30-day circulation period beginning on March 28, 2022, 
as required by the California Environmental Quality Act (CEQA).   
 
The draft environmental document can be found on the City’s Zoning Code Update 
webpage: CITY OF EL MONTE ZONING CODE UPDATE & TAX INCREMENT 
FINANCING (TIF) FEASIBILITY STUDY | El Monte, CA (elmonteca.gov) 
 
RECOMMENDATION 
 
Staff recommends that the Planning Commission receive the presentation and provide 
comments. 
 

http://www.elmonteca.gov/655/CITY-OF-EL-MONTE-ZONING-CODE-UPDATE-TAX-
http://www.elmonteca.gov/655/CITY-OF-EL-MONTE-ZONING-CODE-UPDATE-TAX-

	An Initial Study (IS) prepared for the Project determined that there would be less than significant environmental impacts on the environment. Therefore, a Negative Declaration (ND) has been prepared. The IS/ND and supporting documentation shall be available for public review starting on March 28, 2022 and ending on April 26, 2022. Publication and public circulation of the IS/ND will be effectuated by the City in accordance with Public Resources Code Sections 21091–21092.6 of the California Environmental Quality Act (CEQA) and State CEQA Guidelines Sections 15072-15073 and 15105, as applicable, prior to ND adoption.
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