CITY OF EL MONTE
COMMUNITY AND ECONOMIC DEVELOPMENT DEPARTMENT
CITY COUNCIL AGENDA REPORT

CITY COUNCIL MEETING OF JUNE 7, 2022

May 31, 2022
The Honorable Mayor and City Council
City of El Monte
11333 Valley Boulevard
El Monte, CA 91731
Dear Mayor and City Council:
CONSIDERATION AND APPROVAL OF A NEGATIVE DECLARATION IN ACCORDANCE
WITH THE REQUIREMENTS OF THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
(CEQA), AS AMENDED, FOR THE TWO (2) ORDINANCES AND ONE (1) RESOLUTION
OUTLINED BELOW;
CONSIDERATION AND APPROVAL OF AN ORDINANCE OF THE CITY COUNCIL OF THE
CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, APPROVING
CODE AMENDMENTS TO REPEAL AND REPLACE IN THEIR ENTIRETY TITLE 15
(BUILDING AND CONSTRUCTION) AND TITLE 17 (ZONING) OF THE EL MONTE
MUNICIPAL CODE (EMMC) AND APPROVING A SPECIFIC PLAN AMENDMENT TO
UPDATE THE 60-ACRE GATEWAY SPECIFIC PLAN AND 115-ACRE DOWNTOWN MAIN
STREET TRANSIT-ORIENTED SPECIFIC PLAN;
CONSIDERATION AND APPROVAL OF A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, APPROVING
A GENERAL PLAN AMENDMENT TO CHANGE LAND USE DESIGNATIONS FOR 14
AREAS OF THE CITY WITH A TOTAL AREA OF 52.45 ACRES; AND
CONSIDERATION AND APPROVAL OF AN ORDINANCE OF THE CITY COUNCIL OF THE
CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AMENDING
THE ZONING MAP FOR 23 AREAS OF THE CITY WITH A TOTAL AREA OF 126.73 ACRES

IT IS RECOMMENDED THAT THE CITY COUNCIL:
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, by no less than three (3) affirmative votes, a Negative Declaration, two (2)
Ordinances and one (1) Resolution.
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BACKGROUND
In May 2021, the City of El Monte (the “City”) initiated the following entitlements:
• Code Amendment (CA) No. 800 – To update Title 15 (the “Building and
Construction Code”) of the El Monte Municipal Code (EMMC);
• CA No. 801 – To update Title 17 (the “Zoning Code”) of the EMMC;
• Specific Plan Amendment (SPA) No. 01-22 – To update the 60-acre Gateway
Specific Plan (SP-1) and the 115-acre Downtown Main Street Transit-Oriented
District Specific Plan (the “Downtown Specific Plan”) (SP-4);
• General Plan Amendment (GPA) No. 02-22 – To change the General Plan Land
Use Map for 14 Map Areas with a combined area of 52.45 acres; and
• Zone Change (ZC) No. 03-22 – To change the Zoning Map for 23 Map Areas with
a combined area of 126.73 acres.
The City completed a comprehensive update to its General Plan in June 2011. However,
the City had not completed a comprehensive update of its Zoning Code in over 40 years,
with some of its Chapters dating back to the 1960s and 1970s. Over the years, countless
smaller Zoning Code updates have been approved, resulting in a patchwork of zoning
districts, land uses, definitions and development standards. The project’s scope was
further expanded to include updates to the Building and Construction Code, Gateway
Specific Plan and Downtown Specific Plan, as well as updates to the City’s General Plan
Land Use Map and Zoning Map.
Attachment 1 is the Ordinance for CA No. 800, CA No. 801 and SPA No. 01-22. Links to
the City’s Website are provided for the full text of the amendments. Attachment 2 is the
Resolution and maps for GPA No. 02-22 and Attachment 3 is the Ordinance and maps
for ZC No. 03-22. Attachment 4 is a summary of the text and document updates and
Attachment 5 is a summary of the map updates.

PLANNING COMMISSION MEETINGS
The Planning Commission held a total of eight (8) Study Sessions from August 2021
through January 2022 and a public hearing during the environmental circulation period.
The Planning Commission provided questions and comments at each of the meetings.
The different comments have been incorporated in the final draft of the Zoning Code. Two
(2) public hearings were held on the updates. On May 10, 2022, the Planning Commission
adopted Resolution No. 6333, recommending the City Council approve the CA Nos. 800
and 801 and SPA No. 01-22 (Attachment 6). On May 24, 2022, the Planning Commission
adopted Resolution No. 6334, recommending the City Council approve GPA No. 02-22
and ZC No. 03-22 (Attachment 7).
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COMMUNITY OUTREACH
Outreach activities included the following:
Stakeholder Interviews
Staff conducted interviews with developers, design professionals, project managers,
property managers and other stakeholders familiar with the City’s development process.
Comments provided included the need to modify standards in order to make development
more viable, updating land uses where appropriate, streamlining the development review
process, encourage more “by-right” uses when appropriate, increase green space
requirements, and increasing property maintenance.
Community Survey
From late August until early October 2021, City staff circulated a Community Survey. In
order to promote the survey, staff attended the weekly Farmers Market, included a story
in the City newsletter (mailed to all households), sent email blasts to all business license
holders and distributed the survey to all visitors at City Hall. The survey was also
translated into Spanish and Mandarin. A total of 432 surveys were completed.
Other Outreach Activities
In-person outreach was limited due to the Coronavirus pandemic. Therefore, staff held a
virtual Community Workshop on October 20, 2021. Approximately 40 people participated
in the workshop. In addition, staff met with the Chamber of Commerce Board of Directors
on September 30, 2021. Finally, staff met with the City Council Development Ad-Hoc
Committee five (5) times over the past 12 months. Much of the feedback received has
been incorporated in the final draft of the Zoning Code.
CODE AMENDMENT NO. 800 – TITLE 15 BUILDING AND CONSTRUCTION CODE
Title 15 of the EMMC includes the Building and Construction Code. The Code
Amendment primarily calls to adopt the 2020 Los Angeles County Building Code in its
entirety. In addition, the Certificate of Occupancy Chapter is moved from Title 17 of the
EMMC to Title 15. The Chapter is fully updated and its flow is now consistent with Title
17’s Zoning Clearance Chapter.
CODE AMENDEMENT NO. 801 – TITLE 17 ZONING CODE
This Code Amendment is for all the Chapters of the Zoning Code. The Zoning Code is
completely reorganized into 15 Divisions (with each Division covering a different topic).
The Divisions are further divided into Chapters and Sections and Subsections. Tables,
maps and graphics are added throughout the Zoning Code to make the document more
user friendly. The Chapters also follow a similar format to provide consistency throughout
the document. Refer to Attachment 4 for a detailed summary of the Zoning Code updates.
The Divisions and Chapters include the following:
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Division A – Citywide Matrix of Permitted Uses
• Chapter 17.A – Permitted Uses: This is a table listing all the permitted uses and the
most common zoning districts. Therefore, staff or an applicant can review the table
to see which zoning districts a specific use is permitted, and whether it is permitted
“by-right” or requires an entitlement. Uses that are not listed in the table are not
permitted.
Division 1 – Introduction
• Chapter 17.10 – General Regulations: This Chapter consolidates items that apply
to the entire Zoning Code. This includes applicant responsibilities, planning permits
and actions, projects with multiple applications and the ability to appeal. This
Chapter also includes information on the new Zoning Review Committee (replacing
and expanding the role of the Modification Committee).
• Chapter 17.12 – Rules and Measurements: This Chapter provides rules to resolve
questions about the meaning or applicability of any part of the Title.
• Chapter 17.14 – Zoning Classifications and Map: This Chapter lists all the different
zoning districts. This includes changing the numbering of the Office Commercial
zoning district from C-O to C-1. In addition, it consolidates several zoning districts.
• Chapter 17.16 – Nonconforming Provisions: This Chapter permits nonconforming
uses and structures to continue until they are removed, restricted or abandoned.
Division 2 – Residential Zoning Districts and Overlays
• Chapter 17.20 – One-family Dwelling Zoning Districts: This Chapter consolidates
the City’s three (3) One-family Dwelling zoning districts (R-1A, R-1B and R-1C) into
one Chapter.
• Chapter 17.22 – Rurban Homesteads Overlay District (RHOD): This Chapter
outlines development standards for the City’s equestrian area. This Chapter’s
organization and contents are not changed.
• Chapter 17.24 – Multiple-family Dwelling Zoning Districts: This Chapter
consolidates the City’s three (3) multiple-family dwelling zoning districts (Low
Density Multiple-family/R-2, Medium Density Multiple-family/R-3 and High Density
Multiple-family/R-4) into one (1) Chapter.
Division 3 – Multiuse Zoning District
• Chapter 17.30 – Mixed/Multiuse Zoning District: This Chapter outlines uses and
development standards for the Mixed/Multiuse (M/MU) zoning district.
Division 4 – Commercial and Manufacturing Zoning Districts
• Chapter 17.40 – Commercial Zoning Districts: This Chapter consolidates the City’s
three (3) Commercial zoning districts (Office Commercial/C-1, Neighborhood
Commercial/C-2 and General Commercial/C-3) into one (1) Chapter.
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• Chapter 17.42 – Manufacturing Zoning Districts: This Chapter consolidates the
City’s two (2) Manufacturing zoning districts (Light Manufacturing/M-1 and General
Manufacturing/M-2) into one (1) Chapter.
• Chapter 17.44 – Public and Quasi-public Zoning Districts: This Chapter
consolidates the City’s seven (7) Public and Quasi-public zoning districts (Public
Facilities/PF, Open Space/OS, Airport/AP, Railroad/RR, River Wash/RW,
Transitway/TW and Residential Mobilehome Park/RMP) into one (1) Chapter.
Division 5 – Performance Standards
• Chapter 17.50 – Performance Standards: The contents of this Chapter are newly
added to the Zoning Code. It provides performance standards intended to mitigate
objectionable environmental effects of proposed and existing uses and guard
against activities, uses and conditions that would adversely affect public health and
safety.
Division 6 – General Development Standards
• Chapter 17.60 – General Development Standards: This Chapter prescribes
development standards and site regulations that apply, except where specifically
stated, to all zoning districts. This includes topics such as height exceptions,
outdoor display and walls/fences. While some of the Chapter’s Sections have
existed for many years, they were scattered throughout the Zoning Code. The
different Sections are now consolidated into one (1) Chapter.
Division 7 – Parking and Landscaping Regulations
• Chapter 17.70 – Parking Regulations: This Chapter outlines the on-site parking
requirements for uses and design standards for parking areas. It also includes
requirements for shared parking, bicycle parking and electric vehicle charging.
• Chapter 17.72 – Landscaping Requirements: This Chapter outlines the landscaping
and irrigation plans for new, expanded and remodeled projects.
• Chapter 17.74 – Water Efficiency: This Chapter outlines the City’s requirements to
comply with the State’s Model Water Efficiency Landscaping Ordinance (MWELO).
While the Chapter is reorganized, its contents are not changed.
Division 8 – Signage and Billboard Regulations
• Chapter 17.80 – Signage Regulations: This Chapter provides standards for signage
in residential and nonresidential zoning districts.
• Chapters 17.82 and 17.84 – Billboard Overlay Zone and Outdoor Advertising:
These Chapters outlined regulations for new electronic billboards within the
Billboard Overlay Zone and nonconforming static billboards in other portions of the
City. While the Chapters are reorganized, their contents are not changed.
Division 9 – Wireless Regulations
• Chapters 17.90 and 17.92 – New/Substantially Changed and Eligible Facilities
Request: These Chapters outlined wireless regulations. While the Chapters are
reorganized, their contents are not changed.
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Division 10 – Affordable Housing Regulations
• Chapter 17.100 – Density Bonus Provisions; This Chapter outlines the City’s
density bonus provisions. While the Chapter is reorganized, its contents are not
changed.
Division 11 – Regulations Applicable for Specific Uses
• Chapter 17.110 – Standards for Specific Residential Uses; This Chapter provides
development, operational and other requirements for residential uses including:
Accessory Buildings; Accessory Dwelling Units (ADUs) and Junior ADUs; Home
Occupation Businesses; Live/Work Units; Single Room Occupancy (SRO)
Facilities; Urban Dwellings and Lot Splits; and Urban Housing Developments.
• Chapter 17.112 – Standards for Specific Nonresidential Uses: This Chapter
provides development, operational and other requirements for nonresidential uses
including: Adult Entertainment Establishments; Alcohol Sales Uses; Correctional
Facilities; Drive-thru Businesses; Emergency Shelters; Hotels or Motels; Low
Barrier Navigation Centers; Outdoor Dining Areas; Personal Service Uses
(General, Restricted and Massage); Recycling Facilities; Secondary Vendors;
Significant Tobacco Retailers; Vehicle Sales and Lease; Vehicle Repair Facilities;
Vehicle Service Stations; and Vehicle Washing Facilities.
Division 12 – Applications and Permits
• Chapter 17.120 – Zoning Clearances (ZCLs) and Administrative Permits (APs):
This Chapter outlines the process to obtain a ZCL and AP.
• Chapter 17.121 – Initial Plan Reviews (IPRs): The contents of this Chapter are
newly added to the Zoning Code. The IPR process was adopted by the City Council
in 2012, however, it was never formally added to the Zoning Code.
• Chapter 17.122 – Design Reviews (DRs) and Minor Design Reviews (MDRs): This
Chapter outlines the process to obtain DR or MDR approval.
• Chapter 17.123 – Conditional Use Permits (CUPs) and Minor Use Permits (MUPs):
This Chapter outlines the process to obtain a CUP or MUP. The MUP process has
been added to the Zoning Code and will be reviewed by the new Zoning Review
Committee.
• Chapter 17.125 – Variances (Vs) and Minor Variances (MVs): This Chapter outlines
the process to obtain a V or MV. The MV replaces the Modification (MOD)
entitlement and will be reviewed by the new Zoning Review Committee.
• Chapter 17.126 – Modification for an Individual with a Disability (MOD): This
Chapter outlines the process to obtain a MOD.
• Chapter 17.127 – Planned Residential Developments (PRDs): This Chapter
outlines the process to obtain a PRD for larger multiple-family projects.
• Chapter 17.128 – General Plan Amendments (GPAs), General Plan Conformities
(GPCs), Code Amendments (CAs) and Zone Changes (ZCs): This Chapter outlines
the process to obtain several different types of Amendments.

HONORABLE MAYOR AND CITY COUNCIL
MAY 31, 2022
PAGE 7
• Chapter 17.129 – Development Agreements (DAs): This Chapter outlines the
process to obtain a DA with the City. While the Chapter is reorganized, its contents
are not changed.
• Public Notice Mailing Requirements: The public notice mailing radius for DRs,
CUPs, Vs, PRDs, GPAs, ZCs and DAs have been increased from 300 feet to 500
feet. The public notice mailing radius for MUPs and MVs will be 300 feet.
Division 13 – Specific Plans
• Chapter 17.130 – Specific Plans (SPs): This Chapter outlines the process to
establish and amend an SP.
• Chapters 17.131 and 17.134 – Gateway Specific Plan and Downtown Specific Plan:
Codifies the list of permitted uses and development standards for each specific
plan.
Division 14 – Design Guidelines
• Chapter 17.140 – Comprehensive Design Guidelines: This Chapter’s organization
and contents are not changed.
Division 15 – Definitions
Chapters 17.150 and 17.152 – Use Definitions and General Definitions: The first Chapter
includes a definition for every use listed in Division A. The second Chapter includes
definitions for all other necessary terms.

SPECIFIC PLAN AMENDMENT NO. 01-22
Gateway Specific Plan
The 60-acre Gateway Specific Plan was adopted by the City Council in 2007. The area
is roughly bounded by the Rio Hondo River, I-10 Freeway and Main Street. Language
throughout the Specific Plan is updated to reflect current conditions. However, the only
significant content change is with the list of permitted uses. Table 2-3 (Permitted Uses)
refers to the same list of uses and definitions used in Chapter 17.150 (Use Definitions) of
the Zoning Code.
Downtown Specific Plan
The 115-acre Downtown Specific Plan was adopted by the City Council in April 2017. The
triangle-shaped area is roughly bounded by the railroad to the northeast, Ramona Avenue
to the south and Santa Anita Avenue to the west. Since the Specific Plan and Zoning
Code have many overlapping Chapters, it was necessary for staff to review the Specific
Plan for consistency. Table 2-3 (Permitted Uses) refers to the same list of uses and
definitions used in Chapter 17.150 (Use Definitions) of the Zoning Code. Refer to
Attachment 4 for a detailed summary of the Downtown Specific Plan updates.

HONORABLE MAYOR AND CITY COUNCIL
MAY 31, 2022
PAGE 8

HOUSING ELEMENT IMPLEMENTATION
On February 1, 2022, the City Council approved the 2021-2029 General Plan Housing
Element Update. Program No. 5 of the implementation plan calls to incorporate the
following items as part of the zoning updates:
• Incorporate minimum densities for residential-only projects and mixed-use projects
with housing located in commercial zoning districts;
• Reduce parking and open space requirements for residential projects that are
developed at higher densities;
• Require mixed-use projects in the M/MU zoning district to have a minimum 50
percent of the floor area to be residential;
• Remove the public hearing requirement for projects where 20 percent or more of
the units are reserved for lower or very low-income households;
• Review the Accessory Dwelling Unit (ADU) Section, Urban Dwellings Section and
Density Bonus Chapter to ensure full compliance with state law;
• Rezone certain properties to accommodate housing; and
• Incorporate recent state laws including Assembly Bill (AB) 101 (Low Barrier
Navigation Center), AB 139 (Emergency and Transitional Housing), AB 2162
(Supportive Housing) and AB 1783 (Employee and Group Housing).

GENERAL PLAN AMENDMENT NO. 02-22 AND ZONE CHANGE NO. 03-22
As part of the Zoning Code Update, staff reviewed the City’s existing General Plan Land
Use Map and Zoning Map and recommends 26 Map Areas have their General Plan Land
Use Designation and/or Zoning Map updated. Combined, they have an area of 141.78
acres. Refer to Attachment 5 for a detailed summary of the proposed map updates. The
recommended changes to the different areas are supported as follows:
Industrial Areas
The City’s General Plan calls for the Northwest Industrial District to be developed with
large industrial projects that create quality jobs. Therefore, staff recommends certain
properties within the Northwest Industrial District have their zoning changed from M-1 to
M-2. In addition, staff recommends other properties outside the Northwest Industrial
District have their zoning changed from M-2 to M-1.
Zoning Consolidations
Chapter 17.14 of the Zoning Code lists all the different zoning districts. Staff recommends
consolidating the existing Limited Commercial (C-1) and Retail Commercial (C-2) zoning
districts into the C-2 zoning district. In addition, staff recommends consolidating the
General Commercial (C-3) and Heavy Commercial (C-4) zoning districts into the C-3
zoning district.
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Neighborhood Commercial Properties
The General Commercial (GC) General Plan Land Use designation and the C-3 zoning
district are in place to provide a wide range of commercial uses to serve the community
and region along major arterial roadways. In comparison, the Neighborhood Commercial
(NC) General Plan Land Use designation and C-2 zoning district are more appropriate for
smaller-scale businesses in close proximity to neighborhoods. Therefore, staff
recommends several properties that are shallow and/or located along secondary arterials
be changed from GC/C-3 to NC/C-2. Staff recommends other properties that are adjacent
to residential zoning districts also be changed from GC/C-3 to NC/C-2.
Property Owner Notification
Property owners subject to the map updates have received a total of four (4) notices. The
first was for the Community Workshop on October 20, 2021, the second for the Planning
Commission meeting on April 12, 2022, the third for the Planning Commission public
hearing on May 24, 2022 and the forth for tonight’s City Council public hearing.

ENVIRONMENTAL REVIEW
In accordance with the requirements of the California Environmental Quality Act (CEQA)
of 1970, as amended, an Initial Study (IS) was prepared for the project. The IS determined
that there would be less than significant environmental impacts on the environment.
Therefore, a Negative Declaration (ND) has been prepared, with no mitigation measures.
Key environmental categories evaluated included aesthetics, air quality, energy,
greenhouse gas emissions, hazards and hazardous materials, land use and planning,
noise, population and housing, recreation, and transportation.
The IS/ND and supporting documentation were available for public review from March 28,
2022 to April 26, 2022. A Public Hearing was also held with the Planning Commission on
April 12, 2022. No written or oral comments were received on the document. Attachment
8 provides a link to the IS/ND and all supporting documentation. Attachment 9 is the public
notice for the June 7, 2022 City Council meeting.

FISCAL IMPACT
Staff will return to the City Council with an updated fee schedule to incorporate new
application requirements. Other impacts related to the City’s General Fund are
considered negligible.

CONCLUSION
It is recommended that the City Council adopt, by no less than three (3) affirmative votes,
a Negative Declaration, two (2) Ordinances for first reading and one (1) Resolution.
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Respectfully submitted,

ALMA K. MARTINEZ
City Manager

BETTY DONAVANIK
Community and Economic Development Director

JASON C. MIKAELIAN, AICP
Community and Economic Development Deputy Director

Attachments:
1. City Council Ordinance – CA No. 800 (Building and Construction) of the EMMC,
CA No. 801 (Zoning) of the EMMC and SPA No. 01-22 (Gateway Specific Plan and
Downtown Specific Plan).
2. City Council Resolution and Maps – GPA No. 02-22 (General Plan Land Use Map).
3. City Council Ordinance and Maps – ZC No. 03-22
(Zoning Map).
DATE: JUNE 7, 2022
4. Summary of text and document updates.
PRESENTED TO EL MONTE
5. Summary of map updates.
CITY COUNCIL
6. Planning Commission Resolution No. 6333 (Title 15
□ APPROVED
and Title 17 Updates to the EMMC and Specific Plan
Updates).
□ DENIED
7. Planning Commission Resolution No. 6334 (General
□ PULLED
Plan Land Use Map updates and Zoning Map
updates).
□ RECEIVE AND FILE
8. Initial Study and Negative Declaration (IS/ND)
□ CONTINUED
Environmental.
9. June 7, 2022 City Council Public Hearing Notice.

□

REFERRED TO

CHIEF DEPUTY CITY CLERK

ATTACHMENT 1
CITY COUNCIL ORDINANCE AND LINKS TO DOCUMENTS
CA NO. 800 (BUILDING AND CONSTRUCTION) OF THE EMMC
CA NO. 801 (ZONING) OF THE EMMC
SPA NO. 01-22 (GATEWAY SPECIFIC PLAN – SP-1)
SPA NO. 01-22 (DOWNTOWN SPECIFIC PLAN – SP-4)

ORDINANCE NO. ______
(CODE AMENDMENT NO. 800;
CODE AMENDMENT NO. 801; AND
SPECIFIC PLAN AMENDMENT NO. 01-22)
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
EL MONTE, COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, TO ADOPT A NEGATIVE DECLARATION
AND APPROVE CODE AMENDMENTS TO REPEAL AND
REPLACE IN THEIR ENTIRETY TITLE 15 (BUILDING AND
CONSTRUCTION) AND TITLE 17 (ZONING) OF THE EL
MONTE MUNICIPAL CODE AND A SPECIFIC PLAN
AMENDMENT TO UPDATE THE 60-ACRE GATEWAY
SPECIFIC PLAN AND 115-ACRE DOWNTOWN MAIN
STREET TRANSIT-ORIENTED SPECIFIC PLAN

WHEREAS, pursuant to California Constitution Article XI, Section 7, the City of El
Monte (the “City”) has the authority to enact local planning and land use regulations to
protect the public health, safety, and welfare of their residents through its police power;
WHEREAS, the City of El Monte’s (the “City”) police power provides the right to
adopt and enforce zoning regulations;
WHEREAS, Title 15 (the “Building and Construction Code”) of the El Monte
Municipal Code (the “EMMC”) contains the majority of the City’s construction standards
and Regulations;
WHEREAS, Title 17 (the “Zoning Code”) of the EMMC contains the majority of
the City’s zoning standards and regulations;
WHEREAS, Specific Plans are a planning tool many cities use to establish
detailed development and implementation measures to which future projects located
within a specific geographic area must achieve;
WHEREAS, the City has not completed a comprehensive update to its Zoning
Code in over 40 years, resulting in a patchwork of zoning districts, land uses, definitions
and development standards;
WHEREAS, the City adopted the 60-acre Gateway Specific Plan (SP-1) in 2007,
with only minor amendments completed in the past 15 years. The City adopted the 115acre Downtown Main Street Transit-Oriented District Specific Plan (the “Downtown
Specific Plan”) (SP-4) in 2017, which has not been amended since adoption;
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WHEREAS, in May 2021, the City set out to undertake a comprehensive update
to the City’s Zoning Code, along with other zone changes and amendments, intended to
streamline the development process, improve the zoning framework, comply with
changes in State law, and incorporate long-range planning goals and best practices;
WHEREAS, in May 2021, City Planning Division staff initiated the following
entitlements for consideration:
• Code Amendment No. 800 – To update Title 15 (Building and Construction
Code) of the EMMC;
• Code Amendment No. 801 – To update Title 17 (Zoning Code) of the
EMMC;
• Specific Plan Amendment No. 01-22 – To update the 60-acre Gateway
Specific Plan (SP-1) and the 115-acre Downtown Specific Plan
(SP-4); and
• General Plan Amendment No. 02-22 and Zone Change No. 03-22 – to
change the land use designation and/or zoning for 26 areas of the City with
a total area of 141.78 acres.
WHEREAS, concurrently and subject to approval of this Ordinance, General Plan
Amendment No. 02-22 will be considered by the City Council by Resolution and Zone
Change No. 03-22 will be considered by the City Council by separate Ordinance;
WHEREAS, Code Amendment No. 800 and Code Amendment No. 801 will affect
all properties in the City;
WHEREAS, Specific Plan Amendment No. 01-22 will affect all properties within
the 60-acre Gateway Specific Plan (roughly bounded by Main Street to the north, Santa
Anita Avenue to the east, the I-10 San Bernardino Freeway south and the Rio Hondo
River to the west) and within the 115-acre Downtown Specific Plan (roughly bounded by
the railroad to the north, Ramona Boulevard to the south and Santa Anita Avenue to the
west);
WHEREAS, Program No. 5 of the 2021-2029 General Plan Housing Element
calls for the City to complete a comprehensive update of its Zoning Code. The City’s
Regional Housing Needs Allocation (RHNA) calls for the construction of up to 8,502
residential units. The proposed Zoning Code and Specific Plan updates incorporate
development standards, policies and incentives to foster the development of a variety of
residential project types and reduce development constraints to help meet the housing
needs of the community;
WHEREAS, the Planning Commission held eight (8) Study Sessions from August
2021 through January 2022 to discuss and provide direction regarding key Chapters of
the Zoning Code update and also held a public meeting during the environmental
circulation period. In addition, Planning Division staff met with the City Council
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Development Ad-Hoc Committee five (5) times since June 2021 to discuss the updates
and solicit direction;
WHEREAS, the City conducted public outreach to seek public input which
included stakeholder interviews, a community survey, a community workshop and a
meeting with the Chamber of Commerce Board of Directors;
WHEREAS, public comments and direction received from the Planning
Commission and the City Council Development Ad-Hoc Committee regarding the topics
discussed have been incorporated into the proposed Zoning Code update;
WHEREAS, the proposed Zoning Code update includes a new format intended
to facilitate ease of use by reorganizing Divisions and Chapters, updating definitions,
clarifying or revising language to limit misinterpretation, as well as, revising and adding
exhibits/figures to better depict regulations and/or standards;
WHEREAS, the proposed Zoning Code update incorporates recent trends in
planning and development and changes in State Law, including updates to regulations
pertaining to parking, landscaping, density bonus, Accessory Dwelling Units (ADUs),
urban dwellings and urban lot splits;
WHEREAS, the draft updated Zoning Code was made available for public review
beginning on March 28, 2022;
WHEREAS, the Planning Commission conducted a duly noticed public hearing
on May 10, 2022 to consider proposed Code Amendment No. 800, Code Amendment
No. 801 and Specific Plan Amendment No. 01-22 concerning the prospective approval
of the Ordinance;
WHEREAS, evidence, both written and oral, was duly presented to and considered by
the Planning Commission at said public hearing on May 10, 2022, and after the close of
said public hearing, and after deliberation, the Planning Commission approved
Resolution No. 3633 recommending the City Council adopt the proposed Ordinance;
WHEREAS, evidence, both written and oral, was duly presented to and
considered by the City Council at a duly noticed public hearing on June 7, 2022, and
after the close of such public hearing, and after deliberation, the City Council considered
the first reading of this Ordinance; and
WHEREAS, notices of the Planning Commission and City Council public hearings
were placed in a local newspaper and mailed to all property owners in accordance with the
EMMC, and all interested persons were given full opportunity to be heard and present
evidence.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL MONTE,
CALIFORNIA DOES HEREBY ORDAIN AS FOLLOWS:
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SECTION 1. The recitals above are true and correct and incorporated herein
by reference.
SECTION 2. Findings for Code Amendment No. 800 and Code Amendment
No. 801: All necessary findings to approve the Code Amendments to Titles 15 (Building
and Construction Code) and Title 17 (Zoning Code) can be made in a positive manner
and are as follows:
A. The Amendments will not be detrimental to the public health, safety or welfare or
injurious to the City.
Finding of Fact:
Title 15 (Building and Construction Code) – The Amendment calls to adopt the
2020 Los Angeles County Building Code in its entirety. In addition, the Certificate
of Occupancy Chapter is moved from Title 17 to Title 15 of the EMMC. The
Chapter is fully updated and its flow is now consistent with Title 17’s Zoning
Clearance Chapter. Adoption of the new Building Code will provide stricter
construction standards that will further improve public health, safety and welfare
of the City.
Title 17 (Zoning Code) – The Amendment calls for numerous updates that will
maintain or improve public health, safety and welfare of the City. This includes
the following examples:
• Division No. 1 (Introduction) – Ability to revoke any permit provided certain
findings can be made; Process to change an approved project; Process to
measure distances from property lines, uses and structures; and limitations
on expanding nonconforming uses;
• Division No. 2 (Residential Zoning Districts) – Establishes development
standards for One-family Dwelling (R-1), Low Density Multiple-family
Dwelling (R-2), Medium Density Multiple-family Dwelling (R-3) and High
Density Multiple-family Dwelling (R-4) zoning districts; limits the types of
nonresidential uses permitted in residential zoning districts preserves
equestrian uses when appropriate; and Increases setback and height
requirements for multiple-family structures adjacent to single-family zoning
districts;
• Division No. 3 (Multiuse Zoning District) – Establishes development
standards for the Mixed/Multiuse (M/MU) zoning district. Limits commercial
uses that may be inconsistent with a mixed-use environment with
residential uses; Increases setback and height requirements for structures
adjacent to residential zoning districts;
• Division No. 4 (Commercial and Manufacturing Zoning Districts) –
Establishes development standards for the Office Commercial (C-1),
Neighborhood Commercial (C-2), General Commercial (C-3), Light
Manufacturing (M-1) and General Manufacturing (M-2). Limits commercial
uses that have the potential for greater traffic or noise to the C-3, M-1 and
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•

•

•

•
•
•
•

M-2 zoning districts; Limits industrial uses that have the potential for
greater truck traffic, noise, odor or other impacts to the M-2 zoning district;
limits multiple-family housing in nonresidential zoning districts to the C-1,
C-2 and certain properties within the C-3 zoning districts; and Increases
setback and height requirements for structures adjacent to residential
zoning districts;
Division No. 5 (Performance Standards) – This new Division establishes
performance standards to mitigate dangerous or objectionable environmental effects of proposed and existing uses and guard against activities,
uses and conditions that may adversely affect the health and safety or
residents, the community and the surrounding areas. This includes
minimum standards for the following: air quality; uses that generate cold,
heat and humidity; construction activities; discharges to the public sewer
systems; energy consumption; hazardous materials; noise; reflective
surfaces; and vibrations. In addition, it requires the recordation of
Covenants, Conditions and Restrictions (CC&Rs) or Maintenance
Agreements for most new projects to ensure the ongoing maintenance of
properties;
Division No. 6 (General Property Development Standards) – Limits heights
for structures adjacent to residential zoning districts; Regulates outdoor
display; Regulated outdoor lighting; Requires screening for roof mounted
and ground mounted equipment; Limits security bars and gates; and
Establishes design standards for walls and fences;
Division No. 7 (Parking and Landscaping Regulations) – Allows for the
reduction of parking for properties in the Downtown; Allows for the sharing
of properties that have alternate parking peak needs; Requires electrical
vehicle parking spaces for nonresidential uses with standards greater than
those required by the State; and Requires bicycle parking spaces for
residential and nonresidential uses with standards greater than those
required by the State;
Division No. 8 (Signage) – Limits signage in residential zoning districts;
Limits lighting for signs that face residential zoning districts; and Allows for
the abatement of nonconforming signs;
Division No. 9 (Wireless) – No content changes are proposed;
Division No. 10 (Affordable Housing) – No content changes are proposed;
Division No. 11 (Regulations for Specific Uses) – This Division incudes
specific development and/or operational standards for many uses that has
the potential to negatively affect public health, safety or welfare. This
includes the following uses: home occupation businesses; mixed-use
projects with residential; single-room occupancy; transitional uses; adult
entertainment establishments; alcohol sales businesses; alternative
financial establishments (e.g. check cashing); drive-thru businesses;
emergency shelters; low barrier navigation centers; pawnbrokers or
pawnshops; massage establishments; recycling facilities; secondhand
vendors; significant tobacco retailers; vehicle repair facilities; and vehicle
washing facilities;
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• Division No. 12 (Entitlements and Permits) – Increases the mailing radius
from 300 feet to 500 feet for General Plan Amendments, Zone Changes,
Conditional Use Permits, Variances and Design Reviews to increase the
number of people notified when new projects are proposed; and
Establishes the Zoning Review Committee to provide public review for
projects or adjustments to the Zoning Code that may impact the surround
area, but not at a high enough level to warrant review by the Planning
Commission;
• Division No. 13 (Specific Plans) – Increases the mailing radius for Specific
Plans and Specific Plan Amendments from 300 feet to 500 feet to increase
the number of people notified when new projects are proposed;
• Division No. 14 (Design Guidelines) – No changes are proposed; and
• Division No. 15 (Definitions) – Provides a clear definition for every use
listed in the Zoning Code. This will reduce the possibility of approving a use
without realizing the full list of potential impacts on the surrounding area.
B. The Amendments are consistent with the purpose, goals and policies of the
City’s General Plan.
Finding of Fact:
Title 15 (Building and Construction Code) – The Amendment calls to adopt the
2020 Los Angeles County Building Code in its entirety. In addition, the Certificate
of Occupancy Chapter is moved from Title 17 of the EMMC to Title 15. Ensuring
projects use the most current Building Codes is consistent with the purpose of
the General Plan’s Public Health and Safety Element. Specifically, Policy PHS1.1 states “Building Codes: Ensure that new and retrofitted buildings comply with
the most recently adopted City and State building codes governing seismic safety
and structural design to minimize the potential for damage, personal injury and
loss from earthquakes.”
Title 17 (Zoning Code) – The Amendment implements a significant number of
General Plan goals and policies. These are primarily found in the Community
Design Element, Land Use Element and Housing Element and includes the
following:
Community Design Element
Goal CD-2 – Attractive commercial corridors exemplified by consistency of
hardscape, landscaping, signage, sidewalks and other treatments appropriate to
their context to foster a pleasant driving and pedestrian experience:
• CD-2.11 Sign Regulation. Beautify corridors by regulating the appearance
and placement of commercial signs, billboards, and utility lines and
removing or consolidating other distracting appurtenances wherever
feasible to present a unified corridor image;
• CD-2.13 Sign Context Sensitivity. Require appropriately scaled signs
based on different uses – clean monument signage for commercial centers;
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informational signs for roadways; and smaller-scale, customized,
pedestrian-oriented signs for districts; and
• CD-2.14 Sign Quality. Prohibit signs that incorporate blinking or flashing
elements, pole structures, roof signs, or temporary lettering or structures;
require the use of high-quality materials, complementary colors and nondistracting lighting.
Goal CD-4 – High-quality architectural design of residential, commercial and
industrial buildings evidenced by thoughtful attention and balance of quality
materials, durability, aesthetics, functionality and sustainability concepts:
• CD-4.2 Building Scale. Reduce the bulk and perceived size of larger
buildings by dividing their mass into smaller parts, stepping down to
adjacent structures and using pedestrian-scale features;
• CD-4.3 Massing. Discourage single-plane massing by incorporating a
variety of rooflines, articulated wall planes and multiple forward and
recessed walls;
• CD-4.6 Rooflines. Require rooflines of varied elevations and finished and
refined terminations (e.g. cornice, pediment, etc.) suited to the use of the
building;
• CD-4.7 Landscaping. Require lush and well-maintained landscaping
appropriate the structure and its use and context in a manner that meets
community expectations for quality; and
• CD-4.8 Parking and Garages. Parking and garages should be designed to
fulfill their function without detracting from the aesthetic quality of the
building face viewed by the public.
Goal CD-7 – A modern, clean industrial park that provides opportunity for
investment and commerce and is denoted by its clean, attractive and wellmanaged environment compatible with surrounding residential neighborhoods:
• CD-7.12 Landscaping. Require landscaping on industrial sites to present a
refined image of a modern industrial park, reduce the perceived mass of
structures, and provide buffers to adjacent uses;
• CD-7.13 Loading. Require site loading and service areas to be as far as
possible from the streetfront and ensure that such uses are adequately
screened with high-quality articulated walls, trees, and other landscaping to
present a clean finish to passersby;
• CD-7.14 Parking. Parking and paved areas should not be the dominant
view of the industrial site; encourage employee and truck parking be placed
to the side or behind the facility so that the dominant feature is the building
architecture and landscaping frontage; and
• CD-7.15 Operational Impacts. Promote a clean industrial park image and
reduce the impact of uses on neighboring properties or residences by
adhering to the following considerations:
o Screen parking, storage, and service areas from public view with
landscaped walls, berms, and appropriate landscaping;
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o Reduce the impact of industrial uses on adjacent properties with
walls and landscaping, locating service, delivery, and loading areas
far from adjacent uses and public streets; and
o Require mitigation of noise, odor, lighting, and other impacts from
affecting adjacent residential neighborhoods.
Goal CD-8 – Attractive, vibrant and convenient commercial centers that convey a
quality shopping experience through the careful application of land use, site
design, design policies and architectural standards:
• CD-8.4 Parking. For internal parking areas, provide ample landscaping
using landscaped bays, shade trees, and clearly delineated pedestrian
routes with shade trees and landscaping along walkways that allow easy
and safe passage to retail uses;
• CD-8.7 Landscaping. Require landscaping to define building entrances,
key activity hubs, focal points and the street edge; provide screening for
unattractive/unsightly service areas; and serve as buffers between
neighboring uses;
• CD-8.8 Signage. Within commercial centers, encourage high-quality
signage (e.g. wall signs, raised letter signs, projecting double-faced signs,
customized logos) and distinct styles that complement building
architecture; signage should not be uncoordinated or present a cluttered
image;
• CD-8.9 Lighting. Lighting fixtures should be compatible with the building
architectural design. Accent lighting of buildings and landscape is
encouraged, such as the use of shaded gooseneck lights, indirect lighting,
cove lighting or "wall washing," rim lighting or eaves, and overhead down
lighting;
• CD-8.10 Walls and Fencing. Require only high-quality fencing and
preferably articulated walls with quality natural looking materials that
demarcate buildings; prohibit chain-link fencing, solid unarticulated block
walls and other low-quality materials that may sacrifice aesthetics for
functionality;
• CD-8.11 Condominium Associations. Require developers/owners that wish
to subdivide commercial centers into individually-owned properties to
create condominium associations that can address common land use and
operational issues and allow the City to negotiate with a single entity;
• CD-8.12 Conditions for Operation. Enforce, through development
agreements or other discretionary approval process, requirements for
property maintenance and a legal and financial means for enforcing
compliance with City codes and regulations; and
• CD-8.16 Mixed/Multiuse Projects. Require all new residential, commercial,
and mixed-use projects proposed in minor and major nodes to conform in
project design to mixed/multiuse overlay zone or subsequent corridor
implementation plan when drafted.

8

Goal CD-9 – Quality neighborhoods evidenced by distinct identities; focal points
that provide recreation and social opportunities; attractive streetscapes that
accommodate autos, pedestrians, and cyclists; and attractive and well-designed
residential projects that improve property values:
• CD-9.7 – Single-Family Housing. Require that single-family detached and
attached housing be well designed to assure a high level of neighborhood
quality in consideration of the following:
o Avoidance of box-like structures through the articulation and
modulation of building elevations, variation of rooflines and features
to create visual interest;
o Quality architectural design treatment of all elevations that are
visible from public places and adjacent private residences;
o Minimize paving for driveways and parking areas in front yard
setbacks; and
o Encourage street-facing architecture by placing entries, porches and
windows at the front of the residence and connecting them to the
sidewalk by a pathway.
• CD-9.8 – Multiple-Family Housing. Require that new multifamily residential
projects be designed to convey a high level of visual and physical quality
and distinctive neighborhood character in consideration of the following
principles:
o Architectural treatment of building elevations and modulation of
mass to convey the character of separate units, avoiding the sense
of a singular building mass and volume;
o Incorporation of usable and functional private open space for each
unit and common open space that creates a pleasant living
environment and attractive locations for recreation; and
o Reduce the visual impact of parking through consolidated parking,
shared driveways, lane-accessed designs, landscape buffers and
other techniques.
Land Use Element
Goal LU-1 Compatible residential, commercial, and industrial development that is
sensitively integrated with existing development and neighborhoods and
minimizes impacts on surrounding land uses:
• LU-1.2 Mitigation. Require new uses to provide buffers between existing
uses where potential adverse impacts could occur, such as decorative
walls, setbacks and landscaping, restricted vehicular access, parking
enclosures and lighting control;
• LU-1.4 Heavy Industry. Within proximity to sensitive land uses, limit
development or expansion of industrial, manufacturing, and distribution
uses that create toxics, air pollutants, vehicular and truck traffic, or present
other public health and safety hazards; and
• LU-1.7 Residential Compatibility. Discourage duplexes, triplexes,
quadplexes and apartments from being constructed in predominantly
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single-family residential neighborhoods to preserve the character and
integrity of neighborhoods.
Goal LU-2 – Revitalization and redevelopment of residential, commercial and
industrial areas through the sensitive integration of infill development, elimination
of blight, and master planning efforts:
• LU-2.1 – Underutilized Uses. Facilitate and increase the concentration of
commercial and industrial uses to activity centers, major intersections and
other focused areas;
• LU-2.2 – Midblock Residential. Introduce midblock residential uses, such
as mixed/multiuse housing, condominiums, apartments and live-work units
to stimulate the revitalization and reuse of major corridors and removal of
underused and incompatible uses; and
• LU-2.4 – Planning Tools. Utilize specific plans, planned developments and
specialized zoning districts to foster cohesive and well-designed
residential, mixed-use, commercial, and industrial districts. This can be
applied to large vacant lands or for the reuse of existing properties or for a
district/ subdistrict.
Goal LU-7 – Establish a diversified district of sustainable manufacturing,
distribution, and technology-oriented business that provides opportunity for
investment, entrepreneurship and significant creation of well-paid jobs in a
sustainable environment that minimizes traffic impacts, promotes a clean
environment, ensures long-term vitality and strengthens neighborhoods:
• LU-7.3 – Prohibited Land Uses. Prohibit industrial uses that use, store,
produce, or transport toxic and hazardous materials; generate
unacceptable levels of air or noise pollution; or result in other adverse
impacts within proximity to residences; and
• LU-7.15 – Land Use Buffers. Require developers and property owners to
mitigate the negative impacts (e.g. noise, air quality, traffic, etc.) of their
nonresidential operations that materially affect the quality of life of
neighboring residential areas as a precondition to expansion, relocation or
operation of nonresidential uses.
GOAL LU-9 – Recreate vibrant commercial corridors with the introduction of a
mix of higher density residential uses, sensitively integrated commercial uses
concentrated at critical nodes and tree-lined streetscapes that are aesthetically
pleasing, encourage walking, and inspire community pride:
• LU-9.1 – Corridor Reuse. Promote the reuse of strip commercial and
industrial corridors by consolidating retail and commercial uses into activity
nodes and transitioning intervening areas for midblock residential or
mixed/multiuse developments;
• LU-9.2 – Housing Types. Sensitively integrate higher density residential
uses (e.g., townhomes, stacked units, live-work, etc.) along Peck Road and
Durfee Avenue. Incorporate urban density residential uses along Garvey
Avenue and at Five Points;
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• LU-9.3 – Prohibited Uses. Prohibit industrial and commercial uses along
major corridors that detract from residential neighborhoods and adjacent
residential uses; and
• LU-9.8 – Lot Consolidation. Develop a sliding scale of residential densities
– i.e. the larger the property or the greater the number of merged parcels,
the greater the residential density, as permitted per the Land Use Plan for
mixed/multiuse and urban/multiuse housing.
2021-2029 Housing Element
Goal H-2 – Adequate sites for new housing that create a vibrant downtown,
revitalize transportation corridors with quality housing, and motivate reinvestment
and revitalization in neighborhoods.
• H-2.1 – Housing Sites. Provide adequate sites through land use, zoning,
and specific plan designations to allow single-family homes, multi-family
homes, Accessory Dwelling Units (ADUs), urban housing, mixed-use
housing, mobile homes and special needs housing.
• H-2.4 – Urban Housing. Provide zoning designations necessary to develop
urban housing at high densities along Garvey Avenue Corridor and the 5Points Area, providing for linkages to transit, commercial activity and
communities like parks and recreation centers.
• H-2.5 – Major Corridors. Direct the production of quality mixed/multiuse
projects along major corridors Durfee Avenue, Peck Road, and Garvey
Avenue to allow for efficient land use practices, improved mobility and
energy conservation.
• H-2.6 – Work/Live and Live/Work. Provide opportunities for work/live and
live/ work housing in the Downtown Core, along major corridors and within
the Flair Business Park.
• H-2.9 – Neighborhood Protection. Protect established single-family
neighborhoods, through measures including use of zoning standards and
objective design standards, from the transition, intensification and
encroachment of nonresidential uses and higher density housing that
detracts from the character of the neighborhood.
• H-2.10 – Transit Oriented Development (TOD) Housing. Support the
development of TODs, which contains a variety of mixed-use projects
vertically or horizontally integrated with commercial, professional,
entertainment and recreational uses.
Goal H-3 – A diversity of quality housing types and prices that meet the needs of
residents, support the economic development and revitalization, and provide
opportunities for residents of all ages and income levels:
• H-3.7 – Diverse Housing. Support the production of varied housing types,
including single-family, townhomes, apartments and special needs housing
that are priced at levels affordable to all income levels;
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• H-3.8 – Unique Housing. Permit and encourage the construction of
innovative housing types, such as tiny, shipping container, modular,
earth/green roof and wood pallet houses; and
• H-3.9 – Development Standards. Provide zoning, development standards
and appropriate regulatory incentives to facilitate quality live-work, mixed
use and other housing suited to different lifestyle needs.
Goal H-4 – Adequate rental, homeownership, and supportive services to
individuals, families, and those with special needs that will help them find and
maintain affordable housing in the community:
• H-4.4 – Homeless People. Support adequate opportunities for emergency,
transitional, and permanent supportive housing, including services, within
El Monte through the implementation of land use and zoning practices and
monitoring through permitting procedures.
Program H-5 – Incorporate the following items as part of the Comprehensive
Zoning Code updates:
• Permits multiple-family residential projects be approved “by-right” (i.e. no
CUP);
• Fully updates the Planned Residential Development (PRD) Chapter of the
Zoning Code, to allow the flexible use of zoning standards for larger
projects;
• Incorporate minimum densities for residential-only projects and mixed-use
project with housing located in commercial zoning districts;
• Reduce parking and open space requirements for residential project that
are developed at higher densities;
• Incorporate tables, graphics and illustrations to make the document easier
for the public to navigate;
• Include a Floor Area Ratio (FAR) bonus for multiple-family residential
projects that incorporate items such as affordable units, environmental
benefits, open space amenities and quality design;
• Require mixed-use project in the Mixed/Multiuse (M/MU) zoning district to
have a minimum 50 percent of the floor area to be residential;
• Remove the public hearing requirement for projects where 20 percent or
more of the units are reserved for lower or very low-income households;
• Review the Accessory Dwelling Unit (ADU) and Urban Dwellings Section to
ensure full compliance with state law;
• Review the Density Bonus Chapter to ensure full compliance with state
law; and
• Incorporate recent state laws including Assembly Bill 101 (Low Barrier
Navigation Center), Assembly Bill 139 (Emergency and Transitional
Housing), Assembly Bill 2162 (Supportive Housing) and Assembly Bill 1783
(Employee and Group Housing).
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SECTION 3. Amendment to Building and Construction Code and Zoning
Code:
A. Title 15 (Building and Construction) of the El Monte Municipal Code is
repealed and replaced in its entirety as set forth in Exhibit A.
B. Title 17 (Zoning) of the El Monte Municipal Code is repealed and replaced in
its entirety as set forth in Exhibit B.
SECTION 4. Findings for Specific Plan Amendment No. 01-22: All necessary
findings to approve the Specific Plan Amendments to the Gateway Specific Plan and
Downtown Main Street Transit Oriented Specific Plan can be made in a positive manner
and are as follows:
A. The subject properties proposed for the Specific Plan Amendments has unique
characteristics such as topography, location, size or surroundings that are
enhanced by special land use and development standards.
Finding of Fact:
Gateway Specific Plan
The boundaries for the 60-acre Gateway Specific Plan remain unchanged and
the characteristics that supported establishing the Specific Plan in 2007 remain in
place. The Gateway area is unique as its centerpiece is the El Monte Bus
Station, the largest bus station in the United States west of Chicago. The station
was replaced and nearly doubled in size in 2012. The Specific Plan’s four (4)
Subareas remain the same: Mixed-use (along Santa Anita Avenue); Transit
(around the Bus Station); River (the triangular shaped property west of the Rio
Hondo River) and Park/Open Space (including Fletcher Park and the Pioneer
Park area).
Downtown Specific Plan
The outer boundaries for the 115-acre Downtown Specific Plan remain
unchanged and the characteristics that supported establishing the Specific Plan
in 2017 remain in place. The Downtown area is unique as it includes Main
Street, which is the historic heart of El Monte. In addition, the area is bounded by
two (2) major transportation hubs – the El Monte Bus Station and the El Monte
Metrolink Station.
The Specific Plan’s four (4) Subareas remain the same: Main Street (along Main
Street); Zócalo (just south of Main Street); Station (the areas adjacent to the
Metrolink Station and across the street from the Bus Station); and Monte Vista
(along Ramona Boulevard and portions of Valley Boulevard). Several
adjustments are proposed within the Subareas: the two (2) small properties west
of Santa Anita Avenue are now part of Monte Vista; the properties on the south
side of Main Street between Santa Anita Avenue and Granada Avenue are now
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part of the Main Street Subarea; and Lexington Avenue is now the boundary line
between Station and Zócalo Subareas.
B. The Specific Plan Amendments result in the development of desirable character
and use types that will be compatible with the surrounding area and provides
effective buffering from adjacent uses as found necessary.
Finding of Fact:
Gateway Specific Plan
The overall character and mix of use types will remain in place. This includes
developing a highly urban character centered around the El Monte Bus Station
and along the I-10 Freeway. Commercial uses will focus along Santa Anita
Avenue and the Freeway and high density will be focused on the interior of the
area. Enhancing existing open space areas and connecting to the Emerald
Necklace remain a significant priority.
Downtown Specific Plan
The overall character and mix of use types will remain in place. This includes
maintaining a small-town feel along Main Street and permitting multi-story urban
housing in the Station Subarea closest to transit. The “good neighbor” policy
requiring lower building heights and landscaping for properties adjacent to
residential zoning district remains in place.
C. The Specific Plan Amendments contributes to a balance of land uses throughout
the City.
Finding of Fact:
Gateway Specific Plan
The Gateway Specific Plan calls to establish a vibrant, mixed-use urban activity
center in the City. Objectives of the Specific Plan include the following: creating a
model for TODs; encouraging sustainable design, improving open space and
recreational experiences; improving connectivity to the surrounding areas;
increasing the housing supply; and creating new jobs for the community. The
Amendment updates the list of permitted uses so they are consistent with those
listed and defined in the updated Zoning Code. Permitted uses continue to focus
on high density transit-oriented housing, destination retail development and
recreational uses. The vacant property west of the Rio Hondo River will remain
targeted for transportation related or industrial uses.
Downtown Specific Plan
The Downtown Specific is divided into four (4) Subareas: Main Street; Zócalo;
Station; and Monte Vista. In order to simplify the list of permitted uses, the
Specific Plan consolidates the Main Street and Zócalo Subareas, as they have
very similar characteristics. The Amendment updates the list of permitted uses so
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they are consistent with those listed and defined in the updated Zoning Code.
Permitted uses continue to be focused on pedestrian-oriented retail, eateries,
entertainment, housing and office/service. Auto related uses are prohibited. This
mix of uses is highly consistent with what would be proposed for a TOD.
D. The Specific Plan Amendments are consistent with the purpose, goals and
policies of the City’s General Plan.
Finding of Fact:
Gateway Specific Plan
The adoption of the Gateway Specific Plan in 2007 occurred prior to the
completion of the existing General Plan. Nonetheless, the Specific Plan’s
implementation is discussed in the Land Use and Economic Development
Elements with the following policies:
• LU-5.2 – Land Use: El Monte Gateway. Facilitate transit-oriented developments with a range of residential, commercial, hotel and recreational uses
that serve as destination points for the region and catalyst for the
revitalization of and investment in the Gateway area; and
• ED-5.1 – Economic Development: Retail Sales. Focus the El Monte
Gateway area on a socializing and entertaining retail experience targeted
to affluent clientele.
The 2021-2029 Housing Element also includes policies that support high density
housing in the Gateway Specific Plan. The City’s RHNA calls for the construction
of 1,190 units in the Gateway Specific Plan. Housing Element policies includes
the following:
• H-2.3 – Housing: Gateway Specific Plan. Continue to implement the
development envisioned for the Specific Plan, which calls for the
construction of urban housing with mix of apartments and ownerships units
for different income levels; and
• H-2.10 – Housing: Transit Oriented Development (TOD) Housing. Support
the development of TODs, which contains a variety of mixed-use projects
vertically or horizontally integrated with commercial, professional,
entertainment and recreational uses.
Downtown Specific Plan
The adoption of the Downtown Specific Plan in 2017 was a significant
implementation measure of the General Plan. Goals and policies include the
following:
Land Use Element
Goal LU-5 – Establish the Downtown as the mixed-use, mixed-income and
cultural heart of El Monte. Its historical role is augmented by new housing,
business, parks, cultural facilities, and transit-oriented development. The
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population is diverse, the architecture is human scaled, and the character
authentic.
• LU-5.1 Land Use Mix. Accommodate retail commercial, office, restaurant,
entertainment, civic, cultural and housing land uses in accordance with the
Land Use Plan’s designations and subdistrict boundaries as may be more
defined by a specific plan; and
• LU-5.3 Housing. Facilitate development of mixed/multiuse housing,
including transit-oriented development that provides housing options for
persons of all ages and income levels that enhances the customer base for
downtown business and activities.
Economic Development Element
Goal ED-5 – Expanding businesses and new businesses will invest in the
continued development and improvement of El Monte Main Street, creating a
thriving central place that defines the popular image of El Monte.
• ED-5.1 – Retail Sales. Focus El Monte Main Street on a small-town retail,
restaurant and entertainment destination; and
• ED-5.3 – Physical Environment. Create an attractive downtown business
environment by implementing the land use, design, and environmental
strategic actions set forth in the Downtown El Monte Main Street TransitOriented Specific Plan:
o Create a welcoming social environment with public spaces, outdoor
cafes, generous placement of street furniture and special events;
and
o Introduce mixed-use housing and urban housing to generate both
daytime and nighttime spending supportive of retail.
The 2021-2029 Housing Element
The City’s RHNA calls for the construction of 1,777 units in the Downtown
Specific Plan (the highest of the ten (10) areas identified in the Element).
Housing Element goals and policies include the following:
Goal H-2 – Adequate sites for new housing that create a vibrant downtown,
revitalize transportation corridors with quality housing, and motivate reinvestment
and revitalization in neighborhoods.
• H-2.2 Downtown Core. Direct the production of new quality housing,
including mixed/multi-use and mixed-income housing along with
appropriate amenities, as appropriate, into the Downtown Core;
• H-2.4 Urban Housing. Provide zoning designations necessary to develop
urban housing at high densities along Garvey Avenue Corridor and the 5Points Area, providing for linkages to transit, commercial activity and
communities like parks and recreation centers;
• H-2.6 Work-Live and Live-Work. Provide opportunities for work-live and
live-work housing in the Downtown Core, along major corridors, and within
the Flair Business Park; and
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• H-2.10 Transit-Oriented Housing. Support the development of the TOD,
which contains a variety of mixed-use projects vertically or horizontally
integrated with commercial, professional, entertainment, and recreational
uses.
SECTION 5. Amendment to Specific Plans.
A. The Gateway Specific Plan (SP-1) is repealed and replaced in its entirety as
set forth in Exhibit C.
B. The Downtown Main Street Transit Oriented Specific Plan (SP-4) is repealed
and replaced in its entirety as set forth in Exhibit D.
SECTION 6. California Environment Quality Act (CEQA): In accordance with
the requirements of the California Environmental Quality Act (CEQA) of 1970, as
amended, an Initial Study (IS) was prepared for the project. The IS determined that
there would be less than significant environmental impacts on the environment.
Therefore, a negative Declaration (ND) has been prepared, with no mitigation
measures. Key environmental categories evaluated included aesthetics, air quality,
energy, greenhouse gas emissions, hazards and hazardous materials, land use and
planning, noise, population and housing, recreation and transportation. The IS/ND and
supporting documentation were available for public review from March 28, 2022 to April
26, 2022. No written or oral comments were received on the environmental document.
SECTION 7. Effectiveness: The City Council reviewed and considered this
Ordinance concurrently with consideration of General Plan Amendment No. 02-22 by
Resolution and Zone Change No. 03-22 by separate Ordinance. The City intends this
Ordinance and related approvals of General Plan Amendment No. 02-22 and Zone
Change No. 03-22 to be mutually contingent so that none is effective without the others.
SECTION 8. Inconsistent Provisions: Any provision of the El Monte
Municipal Code or appendices thereto inconsistent with the provisions of this
Ordinance, to the extent of such inconsistencies and no further, is hereby repealed or
modified to the extent necessary to implement the provisions of this Ordinance.
SECTION 9. Severability: If any section, subsection, subdivision, paragraph,
sentence, clause or phrase of this Ordinance, or any part thereof is for any reason held
to be invalid or unconstitutional by a decision of any court of competent jurisdiction,
such decision shall not affect the validity of the remaining portions of this Ordinance or
any part thereof, or its application to other persons or circumstances. The City Council
hereby declares that it would have passed each section, subsection, subdivision,
paragraph, sentence, clause or phrase thereof, irrespective of the fact that any one or
more section, subsection, subdivision, paragraph, sentence, clause or phrase, or the
application thereof to any person or circumstance, would be subsequently declared
invalid or unconstitutional.
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SECTION 10. Publication and Effective Date: The Mayor shall sign and the
City Clerk shall attest to the passage of this Ordinance. The City Clerk shall cause the
same to be published once in a newspaper of general circulation within fifteen (15) days
after its adoption. This Ordinance shall become effective thirty (30) days after adoption.
PASSED, APPROVED AND ADOPTED by the City Council of the City of El
Monte at the regular meeting of this __ day of __________, 2022.

Jessica Ancona
Mayor of the City of El Monte

ATTEST:

Catherine A. Eredia
City Clerk of the City of El Monte

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
)
)

SS:

I, Catherine A. Eredia, City Clerk of the City of El Monte, hereby certify that the
foregoing Ordinance No. ____ was introduced for a first reading on the __ day of
__________, 2022 and approved for a second reading and adopted by said Council at
its regular meeting held on the __ day of __________, 2022 by the following vote, towit:

AYES:
NOES:
ABSTAIN:
ABSENT:

Catherine A. Eredia, City Clerk of the City of El Monte
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EXHIBIT A
TITLE 15 BUILDING AND CONSTRUCTION OF THE
EL MONTE MUNICIPAL CODE (EMMC)
Link to Document: http://www.elmonteca.gov/DocumentCenter/View/5331

EXHIBIT B
TITLE 17 ZONING OF THE EL MONTE MUNICIPAL CODE (EMMC)
Link to Document: http://www.elmonteca.gov/DocumentCenter/View/5332
Link to Figures: http://www.elmonteca.gov/DocumentCenter/View/5340

EXHIBIT C
GATEWAY SPECIFIC PLAN (SP-1)
Link to Document: http://www.elmonteca.gov/DocumentCenter/View/5329

EXHIBIT D
DOWNTOWN SPECIFIC PLAN (SP-4)
Link to Document: http://www.elmonteca.gov/DocumentCenter/View/5328
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ATTACHMENT 2
CITY COUNCIL RESOLUTION AND MAPS
GPA NO. 02-22 (GENERAL PLAN LAND USE MAP)

RESOLUTION NO. ______
(GENERAL PLAN MAP AMENDMENT NO. 02-22)
A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF
EL MONTE, COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, TO ADOPT A NEGATIVE DECLARATION
AND APPROVE A GENERAL PLAN AMENDMENT TO
CHANGE LAND USE DESIGNATIONS FOR 14 AREAS OF
THE CITY WITH A TOTAL AREA OF 52.45 ACRES
WHEREAS, pursuant to California Constitution Article XI, Section 7, the City of El
Monte (the “City”) has the authority to enact local planning and land use regulations to
protect the public health, safety, and welfare of their residents through its police power;
WHEREAS, California law requires that each county and city in the state develop
and adopt a General Plan. A General Plan consists of a statement of development policies
and includes diagrams (“maps”) and text setting forth goals, objectives and policies. It is
a comprehensive long-term plan for the physical development i.e. the “blueprint” for
development;
WHEREAS, the City adopted its current General Plan in 2011. Its Land Use
Element includes the Land Use Policy Plan (the “Land Use Map”), which has been
updated numerous times over the past decade. The Land Use Map includes land use
designations designating areas for residential, commercial, multiuse and industrial uses;
WHEREAS, in May 2021, the City set out to undertake a comprehensive update
to the City’s Zoning Code, along with other zone changes and amendments, intended to
streamline the development process, improve the zoning framework, comply with
changes in State law, and incorporate long-range planning goals and best practices;
WHEREAS, in May 2021, City Planning Division staff initiated the following
entitlements for consideration:
• Code Amendment No. 800 – To update Title 15 (Building and Construction
Code) of the El Monte Municipal Code (EMMC);
• Code Amendment No. 801 – To update Title 17 (Zoning Code) of the EMMC;
• Specific Plan Amendment No. 01-22 – To update the 60-acre Gateway
Specific Plan (SP-1) and the 115-acre Downtown Specific Plan
(SP-4);
• General Plan Amendment (GPA) No. 02-22 – to change the Land Use
Designation for 14 Map Areas of the City with a total area of 52.45 acres;
and
• Zone Change (ZC) No. 03-22 – to change the zoning for 23 Map Areas of
the City with a total area of 126.73 acres.
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WHEREAS, concurrently and subject to approval of this Resolution, Zone Change
No. 03-22 will be considered by the City Council by Ordinance and Code Amendment No.
800 and Code Amendment No. 801 and Specific Plan Amendment No. 01-22 will be
considered by the City Council by separate Ordinance;
WHEREAS, the General Plan Land Use Map Amendments will affect the following
Assessor Parcel Numbers (“APNs”):
• Part F of Map Area 7 – From Medium Density Residential (MDR) to General
Commercial (GC) for the northern 100 feet of APN property 8577-013-043.
• Map Area 11, Map Area 13, Map Area 14, Map Area 15, Map Area 16, Map
Area 21 and Map Area 25 – From GC to Neighborhood Commercial (NC) for
the following APN properties:
8567-017-010
8567-017-016
8567-017-022
8567-017-009
8567-017-017
8567-017-018
8567-017-021
8567-017-008
8567-020-015
8579-020-005
8579-020-011
8579-020-006
8579-020-014
8579-020-904
8579-020-011
8105-003-025
8105-003-027
8105-012-002
8105-012-020
8105-003-026
8105-003-029
8105-003-028
8105-010-020
8105-012-901
8105-012-004
8105-012-900
8105-012-902
8105-016-001
8105-016-030
8105-011-036
8105-011-015
8105-011-035
8105-012-001
8105-016-029
8105-011-033
8105-011-034
8105-011-037
8577-022-021
8577-022-036
8577-022-038
8577-022-043
8577-022-018
8577-022-022
8577-022-027
8577-022-030
8577-022-031
8577-022-035
8577-022-019
8577-022-023
8577-022-024
8577-022-026
8577-022-028
8577-022-032
8577-022-037
8577-022-016
8577-022-017
8577-022-020
8577-022-025
8577-022-029
8577-018-017
8577-018-016
8577-019-030
8577-019-032
8577-019-026
8577-019-031
8577-019-025
8567-011-013
8567-011-014
8567-011-015
8567-001-017
8567-001-018
8567-001-019
8567-001-020
8567-010-027
8567-010-026
8567-010-015
8567-010-025
8567-010-024
8579-012-014
8577-013-036
8577-013-037
8577-013-031
8577-013-040
8577-015-040
8577-015-036
8577-015-037
8577-015-004
8577-015-005
8577-015-035
8577-015-007
8577-015-041
8577-015-042
8577-015-043
8575-015-906
8575-018-919
8575-018-907
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8574-022-017
• Map Area 12 and Map Area 23 – From GC to High Density Residential (HDR)
for the following APN properties:
8578-006-016
8578-007-003
8577-012-921
8577-012-045
8577-014-037
• Map Area 17 – From Industrial/Business Park (I/BP) to Mixed/Multiuse
(M/MU) for the following APN properties:
8109-007-029
8109-007-014
8109-007-016
8506-012-010
8506-012-005
8106-012-006
8106-012-900
• Map Area 18 – From MDR to NC for the following APN properties:
8538-002-001
8570-007-002
8570-007-025
8570-007-021
8538-002-003
8538-002-002
8538-008-002
8538-008-048
8570-007-024
8570-025-007
8570-025-006
• Parts C, D and E of Map Area 19 – From Office Commercial (OC) to NC for
the following APN properties:
8580-010-020
8580-010-018
8580-017-026
8580-016-017
8580-016-016
8580-016-016
8580-016-015
8580-016-014
8580-016-013
8580-016-012
8580-016-011
• Part A of Map Area 20 – From Low Density Residential (LDR) to M/MU for
APN property 8580-010-028, except for the western 80 feet.
• Part B of Map Area 20 – From MDR and to M/MU for APN properties 8580012-018 and 8580-012-009.
• Part C of Map Area 20 – From OC to M/MU for the following APN properties:
8580-010-027
8580-012-017
8580-012-014
8580-014-001
8580-015-022
WHEREAS, maps of each of the General Plan Land Use Map Areas listed above
are provided as set forth in Exhibit A;
WHEREAS, the 2021-2029 General Plan Housing Element calls for the City to
update the General Plan Land Use Map designation for certain properties. This is
necessary for the City to meet its Regional Housing Needs Allocation (RHNA) of 8,502
units;

3

WHEREAS, the City held a Community Workshop on October 20, 2021 to review
the proposed Code Amendments and map changes. Affected property owners were
notified of this meeting;
WHEREAS, the Planning Commission held a Public Meeting on April 12, 2022 to
review the environmental document and proposed map changes. Affected property
owners were also notified of this meeting;
WHEREAS, the Planning Division met with the City Council Development Ad Hoc
Committee five (5) times since June 2021 to discuss the proposed code amendments
and map changes;
WHEREAS, public comments and direction received from the Planning
Commission and the City Council Development Ad-Hoc Committee were factored in the
final recommended General Plan Land Use Map changes;
WHEREAS, the General Plan Land Use Map changes were made available for
public review beginning on March 28, 2022;
WHEREAS, evidence, both written and oral, was duly presented to and considered
by the Planning Commission at a public hearing on May 24, 2022, and after the close of
said public hearing, and after deliberation, the Planning Commission approved Resolution
No. 3634 recommending the City Council adopt the proposed Resolution;
WHEREAS, evidence, both written and oral, was duly presented to and considered
by the City Council at a duly noticed public hearing on June 7, 2022, and after the close
of such public hearing, and after deliberation, the City Council considered this Resolution;
and
WHEREAS, notices of the Planning Commission and City Council public hearings
were placed in a local newspaper and mailed to all property owners in accordance with the
EMMC, and all interested persons were given full opportunity to be heard and present
evidence.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL MONTE,
CALIFORNIA DOES HEREBY ORDAIN AS FOLLOWS:
SECTION 1. The recitals above are true and correct and incorporated herein
by reference.
SECTION 2. Findings for General Plan Amendment No. 02-22: All necessary
findings to approve the General Plan Amendment can be made in a positive manner and
are as follows:
A. The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City.
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Finding of Fact:
The Amendment will not be detrimental to the public health, safety or welfare of
the City. A total of seven (7) Map Areas will change the General Plan Land Use
Map designation from General Commercial (GC) to Neighborhood Commercial
(NC). Combined, they have an area of 28.46 acres, or 54.26 percent of all Map
Areas proposed to be changed. The NC designation is considered be less
impactful compared to the GC in all measurable areas, as it typically does not
permit uses that create excessive noise or traffic. In addition, building heights and
maximum floor area are lower in the NC. Three (3) Map Areas will change to make
the existing uses on the property conforming. Therefore, impacts on surrounding
areas will remain relatively unchanged.
Two (2) Map Areas will change as 2021-2029 General Plan Housing Element
implementation measures. Potential impacts were evaluated as part of the
Housing Element environmental document and found to be less than significant.
These changes will also allow for the construction of housing, which is identified
as a major goal of the City. One (1) Map Area will change from Office Commercial
(OC) to NC on a roadway which is designated a Major Arterial in the General Plan.
This change will make the properties consistent with the NC designation of the
properties to the north. The final Map Area will change from Medium Density
Residential (MDR) to NC to create a “neighborhood node.” This is not considered
a significant change, but instead will create an intersection with service uses and
small retail businesses to serve the surrounding residential areas.
B. The subject properties are physically suitable (including absence of physical
constraints, access, compatibility with adjoining land uses and/or provision of
utilities) for the requested/anticipated land uses/developments.
Finding of Fact:
Each of the proposed changes are supported based on the following:
• Portion of Map Area 7 (0.32 acres) – From Medium Density Residential
(MDR) to General Commercial (GC) – The property is currently developed
with a commercial use and is more suitable as GC;
• Map Area 11 (4.70 acres) – From GC to Neighborhood Commercial (NC) –
Properties on the western half are double fronted and face a residential
zoning district. Properties on the eastern half are shallow. All are more
suitable for NC;
• Map Area 12 (0.99 acres) – From GC to High Density Residential (HDR) –
Housing Element Implementation measure, so property can be developed
with housing;
• Map Area 13 (5.00 acres) – From GC to NC – Property is adjacent to a
residential zoning district. More suitable for NC;
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• Map Area 14 (0.74 acres) – From GC to NC – Properties to the west and
south are NC. Properties are along a Secondary Arterial and are more
suitable for NC;
• Map Area 15 (5.72 acres) – From GC to NC – Majority of the properties are
shallow and are more suitable as NC – Having the properties as NC will also
create a transition between the GC to the north and MDR to the south;
• Map Area 16 (3.84 acres) – From GC to NC. Properties are shallow, along
a Second Arterial and are more suitable as NC;
• Map Area 17 (5.40 acres) – From Industrial/Business Park (I/BP) to
Mixed/Multiuse (M/MU) – Housing Element Implementation measure, so
properties can be developed with housing;
• Map Area 18 (3.03 acres) – From MDR to NC – Allows the intersection to be
a “neighborhood node” with retail and office uses;
• Portion of Map Area 19 (2.53 acres) – From Office Commercial (OC) to NC
– Properties to the north are NC and this will extend the NC area to the south
– Properties are more suitable as NC;
• Map Area 20 (6.18 acres) – From Low Density Residential (LDR), MDR and
OC to M/MU – Housing Element Implementation measures, so properties
can be developed with housing;
• Map Area 21 (6.12 acres) – From GC to NC – Properties on the western half
are shallow and more suitable for NC – Properties to the east are a Housing
Implementation measure so properties can be developed with housing –
Having the properties as NC will also create a transition between the GC and
M/MU to the west and OC to the east;
• Map Area 23 (3.54 acres) – From GC to HDR – Housing Element
Implementation measure – Affordable housing project is currently legal
nonconforming – Changing to HDR will make the housing conforming; and
• Map Area 25 (2.34 acres) – From GC to NC – Properties are shallow and
are more suitable as NC – Changing to NC will also create a transition
between the HDR to the north and GC to the south.
C. The Amendment is consistent with the purpose, goals and policies of the City’s
General Plan.
Finding of Fact:
Descriptions of the City’s General Plan Land Use Map designations include the
following:
• Medium Density Residential (MDR) – Is intended for apartments and
planned residential developments at a density of up to 14 units per acre;
• High Density Residential (HDR) – Is intended for townhouses, apartments,
planned residential developments and senior housing at a density of up to
25 units per acre;
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• Mixed/Multiuse (M/MU) – This designation allows mixed/multiuse housing
with densities of up to 35 units per acre. The scale, size and mix of land uses
vary based on the location and character of surrounding land uses;
• Office Commercial (OC) – Accommodates low-scale two-story professional
offices in areas where such development may serve as a buffer between
less compatible uses. Professional, medical, and financial offices and
institutions are the intended uses;
• Neighborhood Commercial (NC) – Provides for convenient, smaller-scale
retail businesses in close proximity to neighborhoods. Permitted uses
include small commercial businesses (grocers, laundromats, drug stores,
etc.) that meet the immediate needs of local residents and do not generate
substantial volumes of traffic; and
• General Commercial (GC) – Designated for a wide range of retail and service
commercial uses to serve the community and the region. This includes a
wide range of retail businesses, auto dealerships, hotels, personal services,
food and beverage establishments and professional offices. Are primarily
located along major corridors.
As noted above, each of the proposed changes to the Map Areas will be consistent
with the goals and objectives of the General Plan. The General Plan calls to
preserve and protect residential neighborhoods. Many of the proposed changes
will reduce the intensity of commercial corridors from GC to NC. These new NC
corridors abut residential neighborhoods. Other proposed changes are 2021-2029
General Plan Housing Element implementation measures.
SECTION 3. Approval. Based on the foregoing, the City Council approves
General Plan Map Amendment No. 02-22 to allow for land use designation changes to
14 Map Areas of the City with a total area of 52.45 acres as set forth in the list of APNs
in this Resolution and as set forth in Exhibit A attached hereto and incorporated by this
reference.
SECTION 4. California Environment Quality Act (CEQA): In accordance with
the requirements of the California Environmental Quality Act (CEQA) of 1970, as
amended, an Initial Study (IS) was prepared for the project. The IS determined that there
would be less than significant environmental impacts on the environment. Therefore, a
negative Declaration (ND) has been prepared, with no mitigation measures. Key
environmental categories evaluated included aesthetics, air quality, energy, greenhouse
gas emissions, hazards and hazardous materials, land use and planning, noise,
population and housing, recreation and transportation. The IS/ND and supporting
documentation were available for public review from March 28, 2022 to April 26, 2022.
No written or oral comments were received on the environmental document.
SECTION 5. Effectiveness: The City Council reviewed and considered this
Resolution concurrently with consideration of Code Amendment No. 800, Code
Amendment No. 801 and Specific Plan Amendment No. 01-22 by Ordinance and Zone
Change No. 03-22 by separate Ordinance. The City intends this Resolution and related
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approvals of the other entitlements to be mutually contingent so that none is effective
without the others.
SECTION 6. Severability: If any section, subsection, subdivision, paragraph,
sentence, clause or phrase of this Resolution, or any part thereof is for any reason held
to be invalid or unconstitutional by a decision of any court of competent jurisdiction, such
decision shall not affect the validity of the remaining portions of this Resolution or any part
thereof, or its application to other persons or circumstances. The City Council hereby
declares that it would have passed each section, subsection, subdivision, paragraph,
sentence, clause or phrase thereof, irrespective of the fact that any one or more section,
subsection, subdivision, paragraph, sentence, clause or phrase, or the application thereof
to any person or circumstance, would be subsequently declared invalid or
unconstitutional.
PASSED, APPROVED AND ADOPTED by the City Council of the City of El Monte
at the regular meeting of this __ day of __________, 2022.

Jessica Ancona
Mayor of the City of El Monte

ATTEST:

Catherine A. Eredia
City Clerk of the City of El Monte

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
)
)

SS:

I, Catherine A. Eredia, City Clerk of the City of El Monte, hereby certify that the foregoing
Resolution No. ____ was adopted by said Council at its regular meeting held on the __
day of __________, 2022 by the following vote, to-wit:

AYES:
NOES:
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ABSTAIN:
ABSENT:

Catherine A. Eredia, City Clerk of the City of El Monte
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EXHIBIT A
MAPS OF GENERAL PLAN LAND USE MAP AREAS
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GENERAL PLAN LAND USE MAP
PART OF MAP AREA #7

Strang

F

City of
Rosemead

City of El Monte

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

MDR: Medium Density Residential
HDR: High Density Residential
GC: General Commercial
City Boundary

1

• Change General Plan for
Property F from MDR to GC.

GENERAL PLAN LAND USE MAP
MAP AREA #11

A

Oak

B

Walnut

Brockway

I-10 Freeway

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:
• Change General Plan for
Properties A & B from GC to NC.

LDR: Low Density Residential
GC: General Commercial
RC: Regional Commercial
PF: Public Facilities

2

GENERAL PLAN LAND USE MAP
MAP AREA #12

Baldwin

Marshall

A
Loftus

B

Onley

I-10 Freeway

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

MDR: Medium Density Residential
HDR: High Density Residential
GC: General Commercial
MHP: Mobilehome Park

3

• Change General Plan for
Properties A & B from GC to
HDR.

GENERAL PLAN LAND USE MAP
MAP AREA #13

Airport

A

Downtown

I-10 Freeway

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:
• Change General Plan for
Property A from GC to NC.

LDR: Low Density Residential
OC: Office Commercial
NC: Neighborhood Commercial
GC: General Commercial
I/BP: Industrial/Business Park

4

GENERAL PLAN LAND USE MAP
MAP AREA #14

City of Temple City

B
A

City of El Monte

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:
• Change General Plan for
Properties A & B from GC to NC.

LDR: Low Density Residential
NC: Neighborhood Commercial
GC: General Commercial
I/BP: Industrial/Business Park
MHP: Mobilehome Park

City Boundary
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GENERAL PLAN LAND USE MAP
MAP AREA #15

Musgrove

Peck

Magnolia

A

Dodson

C

Dodson

B
Elliot

Elliot

D

Peck

Schmidt

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

MDR Medium Density Residential
NC: Neighborhood Commercial
GC: General Commercial

6

• Change General Plan for
Properties A, B, C & D from GC
to NC.

GENERAL PLAN LAND USE MAP
MAP AREA #16

A
B

C

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

LMDR: Low-Medium Residential
MDR: Medium Density Residential
NC: Neighborhood Commercial
GC: General Commercial
I/BP: Industrial/Business Park

7

• Change General Plan for
Properties A, B & C from GC to
NC.

GENERAL PLAN LAND USE MAP
MAP AREA #17

A

B

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

LDR: Low Density Residential
MDR: Medium Density Residential
M/MU: Mixed/Multiuse
I/BP: Industrial/ Business Park

8

• Change General Plan for
Properties A & B from I/BP to
M/MU.

GENERAL PLAN LAND USE MAP
MAP AREA #18

C
D
E
F G
A
B

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

LDR: Low Density Residential
LMDR: Low-Medium Residential
MDR: Medium Density Residential
NC: Neighborhood Commercial
PF: Public Facilities

9

• Change General Plan for
Properties A, B, C, D, E, F & G
from MDR to NC.

GENERAL PLAN LAND USE MAP
PORTION 0F MAP AREA #19

C

D
Gage

Hoyt Park

Granada

Mildred

E

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

LDR: Low Density Residential
MDR: Medium Density Residential
OC: Office Commercial
NC: Neighborhood Commercial
PF: Public Facilities

10

• Change General Plan for
Properties C, D & E from OC to
NC.

Granada

GENERAL PLAN LAND USE MAP
MAP AREA #20

Hoyt Park

A

C
Granada

B

Garvey

Doreen

Garvey

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGES:

LDR: Low Density Residential
MDR: Medium Density Residential
OC: Office Commercial
M/MU: Mixed/Multiuse
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• Change General Plan for
Property A from LDR, MDR and
OC to M/MU.
• Change General Plan for
Properties B & C from OC to
M/MU.

GENERAL PLAN LAND USE MAP
MAP AREA #21

B
A

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

LDR: Low Density Residential
MDR: Medium Density Residential
OC: Office Commercial
NC: Neighborhood Commercial
GC: General Commercial
M/MU: Mixed/Multiuse
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• Change General Plan for
Properties A & B from GC to NC.

GENERAL PLAN LAND USE MAP
MAP AREA #23

A

B

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

MDR: Medium Density Residential
HDR: High Density Residential
GC: General Commercial

13

• Change General Plan for
Properties A & B from GC to
HDR.

GENERAL PLAN LAND USE MAP
MAP AREA #25

A

GENERAL PLAN
LAND USE DESIGNATIONS:

PROPOSED CHANGE:

MDR: Medium Density Residential
HDR: High Density Residential
NC: Neighborhood Commercial
GC: General Commercial

14

• Change General Plan for
Property A from GC to NC.

ATTACHMENT 3
CITY COUNCIL ORDINANCE AND MAPS
ZC NO. 03-22 (ZONING MAP)

ORDINANCE NO. ______
(ZONE CHANGE NO. 03-22)
AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF
EL MONTE, COUNTY OF LOS ANGELES, STATE OF
CALIFORNIA, TO ADOPT A NEGATIVE DECLARATION
AND AMEND THE ZONING MAP FOR 23 AREAS OF THE
CITY WITH A TOTAL AREA OF 126.73 ACRES

WHEREAS, pursuant to California Constitution Article XI, Section 7, the City of El
Monte (the “City”) has the authority to enact local planning and land use regulations to
protect the public health, safety, and welfare of their residents through its police power;
WHEREAS, the City of El Monte’s (the “City”) police power provides the right to
adopt and enforce zoning regulations;
WHEREAS, in May 2021, the City set out to undertake a comprehensive update
to the City’s Zoning Code, along with other zone changes and amendments, intended to
streamline the development process, improve the zoning framework, comply with
changes in State law, and incorporate long-range planning goals and best practices;
WHEREAS, in May 2021, City Planning Division staff initiated the following
entitlements for consideration:
• Code Amendment No. 800 – To update Title 15 (Building and Construction
Code) of the El Monte Municipal Code (EMMC);
• Code Amendment No. 801 – To update Title 17 (Zoning Code) of the EMMC;
• Specific Plan Amendment No. 01-22 – To update the 60-acre Gateway
Specific Plan (SP-1) and the 115-acre Downtown Specific Plan
(SP-4);
• General Plan Amendment (GPA) No. 02-22 – to change the Land Use
Designation for 14 Map Areas of the City with a total area of 52.45 acres;
and
• Zone Change (ZC) No. 03-22 – to change the zoning for 23 Map Areas of
the City with a total area of 126.73 acres.
WHEREAS, concurrently and subject to approval of this Ordinance, General Plan
Amendment No. 02-22 will be considered by the City Council by Resolution and Code
Amendment No. 800 and Code Amendment No. 801 and Specific Plan Amendment No.
01-22 will be considered by the City Council by a separate Ordinance;
WHEREAS, the proposed amended Zoning Map will rezone certain manufacturing
properties to be consistent with the General Plan’s vision for the Northwest Industrial
District, consolidate multiple zoning districts and rezone certain properties as
recommended in the City’s General Plan Housing Element. All the proposed changes will
1

confirm with the existing or proposed General Plan Land Use Policy Plan (the “Land Use
Map”);
WHEREAS, the 2021-2029 General Plan Housing Element calls for the City to
update the Zoning Map for certain properties. This is necessary for the City to meet its
Regional Housing Needs Allocation (RHNA) of 8,502 units;
WHEREAS, the Zoning Map Amendment will affect the following Assessor Parcel
Numbers (“APNs”):
• Map Area 1 and Map Area 2 – From General Manufacturing (M-2) to Light
Manufacturing (M-1) for the following APN properties:
8104-020-002
8104-019-011
8578-011-019
8104-019-036
8104-019-033
8578-011-017
8104-020-001
8104-019-012
8578-011-024
8104-020-032
8104-019-010
8578-011-023
8104-019-035
8104-019-022
8578-011-018
8104-019-037
8104-019-034
8578-020-014
8104-020-031
8578-011-026
8578-020-015
8104-019-003
8578-020-020
8578-020-017
8104-019-002
8578-011-017
8578-020-019
• Map Area 3 – From M-1 to M-2 for the following APN properties:
8577-001-039
8577-001-036
8577-001-037
8577-001-029
8577-001-031
8577-001-038
8577-002-011
8577-001-035
8577-002-014
8577-001-033
• Map Area 4, Map Area 5, Map Area 6 and Map Area 19 – From Limited
Commercial (C-1) to Neighborhood Commercial (C-2) for the following APN
properties:
8105-002-022
8568-025-014
8568-025-013
8568-025-021
8568-031-003
8568-034-026
8574-011-032
8580-006-001
8580-006-023
8580-006-013
8580-006-014
8580-010-020
8580-010-018
8580-017-027
8580-017-020
8580-017-031
8580-017-026
8580-016-017
8580-016-016
8580-016-015
8580-016-014
8580-016-013
8580-016-012
8580-016-011
• Part F of Map Area 7 – From Medium-density Multiple-family Dwelling (R-3)
to General Commercial (C-3) for the northern 100 feet of APN property 8577013-043.
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• Parts A, B, C, D and E of Map Area 7, Map Area 8, Map Area 9 and Part C
of Map Area 10 – From Heavy Commercial (C-4) to C-3 for the following APN
properties:
8566-004-903
8566-004-902
8577-013-030
8578-001-023
8578-001-038
8578-001-027
8578-001-025
8578-001-900
8106-008-027
8106-008-026
8577-011-014
8577-011-013
8577-011-015
8577-011-016
8106-003-022
8106-003-019
8106-002-007
8106-003-020
8106-003-021
8106-002-008
8106-002-013
8106-003-001
8106-003-023
8106-008-001
8106-008-002
8106-009-001
8106-009-002
8106-008-003
8577-013-043, except for the northern 100 feet
• Part A of Map Area 10 – From C-1 to C-3 for APN properties 8567-019-018
and 8567-019-017.
• Part B of Map Area 10 – From C-2 to C-3 for the following APN properties:
8567-021-905
8567-021-014
8567-021-015
8567-021-900
8567-021-901
8567-021-007
8567-021-008
8567-020-904
8567-020-905
8567-020-906
8567-020-007
8567-019-034
8567-019-035
8567-019-036
8567-019-037
• Map Area 12 and Map Area 23 – From C-3 to High Density Multiple-family
Dwelling (R-4) for the following APN properties:
8578-006-016
8578-007-003
8577-012-921
8577-012-045
8577-014-037
• Map Area 15, Map Area 16, Part A of Map Area 21, Part B of Map Area 24
and Map Area 25 – From C-3 to C-2 for the following APN properties:
8105-003-025
8105-003-027
8105-012-002
8105-012-020
8105-003-026
8105-003-029
8105-003-028
8105-010-020
8105-012-901
8105-012-004
8105-012-900
8105-012-902
8105-016-001
8105-016-030
8105-011-036
8105-011-015
8105-011-035
8105-012-001
8105-016-029
8105-011-033
8105-011-034
8105-011-037
8577-022-021
8577-022-036
8577-022-038
8577-022-043
8577-022-018
8577-022-022
8577-022-027
8577-022-030
8577-022-031
8577-022-035
8577-022-019
8577-022-023
8577-022-024
8577-022-026
8577-022-028
8577-022-032
8577-022-037
8577-022-016
8577-022-017
8577-022-020
3

8577-022-025
8577-018-016
8577-019-026
8567-011-013
8567-001-017
8567-001-020
8579-012-016
8579-014-025
8577-013-031
8577-015-036
8577-015-005
8577-015-041

8577-022-029
8577-019-030
8577-019-031
8567-011-014
8567-001-018
8579-012-014
8579-012-017
8577-013-036
8577-013-040
8577-015-037
8577-015-035
8577-015-042

8577-018-017
8577-019-032
8577-019-025
8567-011-015
8567-001-019
8579-012-015
8579-012-018
8577-013-037
8577-015-040
8577-015-004
8577-015-007
8577-015-043

• Map Area 17 – From M-1 to Mixed/Multiuse (M/MU) for the following APN
properties:
8109-007-029
8109-007-014
8109-007-016
8506-012-010
8506-012-005
8106-012-006
8106-012-900
• Parts A, B and C of Map Area 18 – From R-3 to C-2 for the following APN
properties:
8538-002-001
8570-007-002
8570-007-025
8570-007-021
• Part A of Map Area 20 – From One-family Density (R-1A) to M/MU for APN
property 8580-010-028, except for the western 80 feet.
• Part B of Map Area 20 – From R-3 and to M/MU for APN properties 8580012-018 and 8580-012-009.
• Part C of Map Area 20 – From C-1 to M/MU for the following APN properties:
8580-010-027
8580-012-017
8580-012-014
8580-014-001
8580-015-022
• Map Area 22 – From C-O to C-2 for the following APN properties:
8567-001-026
8549-036-012
8549-036-011
• Part A of Map Area 24 – From C-3 to R-3 for APN property 8579-012-014.
• Part C of Map Area 24 – From R-1A to R-3 for the following APN properties:
8579-016-007
8579-016-008
8579-016-027
8579-016-026
8579-016-028
• Part D of Map Area 24 – From R-4 to R-3 for APN property 8579-016-025.
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• Map Area 26 – From One-family Density (R-1C) to One-family Density (R1B) for the following APN properties:
8541-003-052
8541-008-036
8547-001-016
8547-001-002
WHEREAS, maps of each of the Zone Change Map Areas listed above are
provided as set forth in Exhibit A;
WHEREAS, the City held a Community Workshop on October 20, 2021 to review
the proposed code amendments and map changes. The City provided written notice of
this meeting to affected property owners;
WHEREAS, the Planning Commission held a Public Meeting on April 12, 2022 to
review the environmental document and proposed map changes. The City provided
written notice of this meeting to affected property owners;
WHEREAS, the Planning Division met with the City Council Development Ad-Hoc
Committee five (5) times since June 2021 to discuss the proposed code amendments
and map changes;
WHEREAS, public comments and direction received from the Planning
Commission and the City Council Development Ad-Hoc Committee were factored in the
final recommended General Plan and Zoning Map amendments;
WHEREAS, the Zoning Map changes were made available for public review
beginning on March 28, 2022;
WHEREAS, evidence, both written and oral, was duly presented to and considered
by the Planning Commission at a public hearing on May 24, 2022, and after the close of
said public hearing, and after deliberation, the Planning Commission approved Resolution
No. 3634 recommending the City Council adopt the proposed Ordinance;
WHEREAS, evidence, both written and oral, was duly presented to and considered
by the City Council at a duly noticed public hearing on June 7, 2022, and after the close
of such public hearing, and after deliberation, the City Council considered the first reading
of this Ordinance; and
WHEREAS, notices of the Planning Commission and City Council public hearings
were placed in a local newspaper and mailed to all property owners in accordance with the
EMMC, and all interested persons were given full opportunity to be heard and present
evidence.
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF EL MONTE,
CALIFORNIA DOES HEREBY ORDAIN AS FOLLOWS:
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SECTION 1. The recitals above are true and correct and incorporated herein
by reference.
SECTION 2. Findings for Zoning Map Amendment No. 03-22: All necessary
findings to approve the Zoning Map Amendment can be made in a positive manner and
are as follows:
A. The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City.
Finding of Fact:
The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City. The first two (2) Map Areas will have their Zoning Map change
from General Manufacturing (M-2) to Light Manufacturing (M-1). The third Map
Area will change from M-1 to M-2. Combined, they have an area of 31.56 acres,
or 24.9 percent of all the Map Areas proposed to be changed. The General Plan
calls for the City’s Northwest Industrial District to be developed with large industrial
projects that create quality jobs. The first two Map Areas include small properties
outside the Northwest Industrial District. The Third Map Area is located within the
City’s Northwest Industrial District.
Six (6) Map Areas and a portion of one (1) Map Area are to consolidate the Light
Commercial (C-1) and Neighborhood Commercial (C-2) zoning districts into one
(1) zoning district and to consolidate the General Commercial (C-3) and Heavy
Commercial (C-4) into one (1) zoning district. Combined, they have an area of
28.51 acres, or 22.5 percent of all the Map Areas proposed to be changed.
Potential impacts were evaluated as part of the environmental document and found
to be less than significant.
Another four (4) Map Areas and a portion of one (1) Map Area will change from C3 to C-2. The C-2 zoning district is considered be less impactful in all measurable
areas, as it typically does not permit uses that create excessive noise or traffic. In
addition, building heights and maximum floor area are lower are lower in the C-2
zoning district. One (1) large Map Area along Valley Boulevard (which includes El
Monte City Hall) will change from C-1, C-2 and C-4 to C-3. This Map Area is located
along a roadway that is designated a Major Arterial in the General Plan. The Map
Area is bounded by the railroad to the north and is surrounded by commercial uses.
Because of the Map Area’s location, any changes in use will not impact the
surrounding properties or the City as a whole.
Three (3) additional Map Areas will change as 2021-2029 General Plan Housing
Element implementation measures. Potential impacts were evaluated as part of
the Housing Element environmental document and found to be less than
significant. These changes will also facilitate the construction of housing, which is
identified as a major goal in the City’s General Plan Housing Element. One (1) Map
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Area and a portion of one (1) Map Area will change to make the existing uses on
the property conforming. Therefore, impacts on surrounding areas will remain
relatively unchanged. One (1) Map Area will change from R-2 to C-2 to create a
“neighborhood node.” This change will create an intersection with service uses and
small retail businesses to serve the surrounding residential areas. One (1) Map
Area will change from One-family Dwelling category (R-1C) to another (R-1B).
Therefore, the only changes will be in development standards. The use and density
will remain unchanged.
B. The subject properties are physically suitable (including absence of physical
constraints, access, compatibility with adjoining land uses and/or provision of
utilities) for the requested/anticipated land uses/developments.
Finding of Fact:
Each of the proposed changes are supported based on the following:
• Map Area 1 (6.72 acres) – From General Manufacturing (M-2) to Light
Manufacturing (M-1) – The General Plan calls for the City’s Northwest
Industrial District be developed with large industrial projects that create
quality jobs. The properties are smaller and are located outside the District
and are more suitable as M-1;
• Map Area 2 (18.2 acres) – From M-2 to M-1 – See answer for Map Area 1;
• Map Area 3 (6.64 acres) – From M-1 to M-2 – The General Plan calls for the
City’s Northwest Industrial District to be developed with large industrial
projects that create quality jobs. The properties are located within the District
and are more suitable as M-2;
• Map Area 4 (0.44 acres) – From Limited Commercial (C-1) to Neighborhood
Commercial (C-2) – The C-1 and C-2 zoning districts have been
consolidated into one (1) zoning district, the C-2 zoning district;
• Map Area 5 (6.48 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
• Map Area 6 (0.76 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
• Part of Map Area 7 (8.94 acres) – From Medium-density Multiple-family
Dwelling (R-3) to General Commercial (C-3);
• Part of Map Area 7 (8.94 acres) – From Heavy Commercial (C-4) to C-3 –
The C-3 and C-4 zoning districts have been consolidated into one (1) zoning
district, the C-3 zoning district;
• Map Area 8 (15.76 acres) – From C-4 to C-3 – The C-3 and C-4 zoning
districts have been consolidated into one (1) zoning district, the C-3 zoning
district;
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• Map Area 9 (0.31 acres) – From C-4 to C-3 – The C-3 and C-4 zoning
districts have been consolidated into one (1) zoning district, the C-3 zoning
district;
• Map Area 10 (18.9 acres) – From C-1, C-2 and C-4 to C-3 – The majority of
the properties are large, deep and located along a Major Arterial, and are
more suitable as C-3;
• Map Area 12 (0.99 acres) – From C-3 to High Density Multiple-family
Dwelling (R-4) – Housing Element Implementation measure, so property can
be developed with housing;
• Map Area 15 (5.72 acres) – From C-3 to C-2 – Majority of the properties are
shallow and are more suitable as C-2 – Having the properties as C-2 will
also create a transition between the C-3 to the north and R-3 to the south;
• Map Area 16 (3.84 acres) – From C-3 to C-2 – Properties are shallow, along
a Second Arterial and are more suitable as C-2;
• Map Area 17 (5.40 acres) – From M-1 to Mixed/Multiuse (M/MU) – Housing
Element Implementation measure, so properties can be developed with
housing;
• Portion of Map Area 18 (1.86 acres) – From R-3 to C-2 – Allows the
intersection to be a “neighborhood node” with retail and office uses;
• Map Area 19 (4.76 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
• Map Area 20 (6.18 acres) – From One-family Density (R-1), R-3 and C-O to
M/MU – Housing Element Implementation measures, so properties can be
developed with housing;
• Portion of Map Area 21 (2.54 acres) – From C-3 to C-2 – Properties on the
western half are shallow, along a Secondary Arterial and more suitable for
C-2;
• Map Area 22 (0.75 acres) – From C-O (renumbered to C-1) to C-2 – Allows
the intersection to be a “neighborhood node” with retail and service uses –
Will be consistent with the existing General Plan Land Use designation;
• Map Area 23 (3.54 acres) – From C-3 to R-4 – Housing Element
Implementation measure – Affordable housing project is currently legal
nonconforming – Changing to R-4 will make the housing conforming;
• Portion of Map Area 24 (0.16 acres) – From C-3 to R-3 – Will make existing
residential use conforming;
• Portion of Map Area 24 (2.08 acres) – From C-3 to C-2 – Properties are
shallow and along a Secondary Arterial and are more suitable as C-2;
• Portion of Map Area 24 (0.87 acres) – From R-1 and R-4 to R-3 – to make
the existing residential uses conforming;
• Map Area 25 (2.34 acres) – From C-3 to C-2 – Properties are shallow and
are more suitable as C-2 – Changing to C-2 will also create a transition
between the R-4 to the north and C-3 to the south; and
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• Map Area 26 (2.65 acres) – From R-1C to R-1B – Properties surrounded by
properties zoned R-1B – The zoning will be consistent with the surrounding
area.
C. The Amendments are consistent with the purpose, goals and policies of the City’s
General Plan.
Finding of Fact:
Descriptions of the City’s Zoning Map districts include the following:
• One-family Dwelling (R-1) – Is intended for single-family detached dwellings
at a density of up to six (6) units per acre. This zoning district is consistent
with the Low Density Residential (LDR) General Plan Land Use Map
designation;
• Medium Density Multiple-family Dwelling (R-3) – Is intended for apartments
and planned residential developments at a density of up to 14 units per acre.
This is consistent with the Medium Density Residential (MDR) General Plan
Land Use Map designation;
• High Density Multiple-family Dwelling (R-4) – Is intended for townhouses,
apartments, planned residential developments and senior housing at a
density of up to 25 units per acre. This zoning district is consistent with the
High Density Residential (HDR) General Plan Land Use Map designation;
• Mixed/Multiuse (M/MU) – This designation allows mixed/multiuse housing
with densities of up to 35 units per acre. The scale, size and mix of land uses
vary based on the location and character of surrounding land uses. This is
consistent with the Mixed/Multiuse (M/MU) General Plan Land Use Map
designation;
• Office Commercial (C-1) – Accommodates low-scale two-story professional
offices in areas where such development may serve as a buffer between
less compatible uses. Professional, medical, and financial offices and
institutions are the intended uses. This zoning district is consistent with the
Office Commercial (OC) General Plan Land Use Map designation;
• Neighborhood Commercial (C-2) – Provides for convenient, smaller-scale
retail businesses in close proximity to neighborhoods. Permitted uses
include small commercial businesses (grocers, laundromats, drug stores,
etc.) that meet the immediate needs of local residents and do not generate
substantial volumes of traffic. This zoning district is consistent with the
Neighborhood Commercial (NC) General Plan Land Use Map designation;
• General Commercial (C-3) – Designated for a wide range of retail and
service commercial uses to serve the community and the region. This
includes a wide range of retail businesses, auto dealerships, hotels, personal
services, food and beverage establishments and professional offices. The
C-3 zoning district is primarily located along major corridors. This zoning
district is consistent with the General Commercial (GC) and Regional
Commercial (RC) General Plan Land Use Map designations;
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• Light Manufacturing (M-1) – Appropriate for a diverse range of light industrial
uses including limited manufacturing and processing, research and
development, fabrication, utility equipment and wholesaling. Oher uses such
as office and retail are permitted. This zoning district is consistent with the
Industrial/Business Park (I/BP) General Plan Land Use Map designation;
and
• General Manufacturing (M-2) – This zoning is primarily located in the City’s
Northwest Industrial District. In addition to the uses permitted in the M-1
zoning district, the M-2 district is intended to accommodate a broader range
of industrial uses. This zoning district is consistent with the
Industrial/Business Park (I/BP) General Plan Land Use Map designation.
Each of the proposed zoning district changes for the Map Areas will be consistent
with the existing or proposed General Plan Land Use Map designation.
SECTION 3. Zoning Map Amendment: The Zoning Map for the City of El Monte
is amended as reflected in the revised Zoning Map, attached hereto as Exhibit A, and
incorporated by this reference.
SECTION 4. California Environment Quality Act (CEQA): In accordance with
the requirements of the California Environmental Quality Act (CEQA) of 1970, as
amended, an Initial Study (IS) was prepared for the project. The IS determined that there
would be less than significant environmental impacts on the environment. Therefore, a
negative Declaration (ND) has been prepared, with no mitigation measures. Key
environmental categories evaluated included aesthetics, air quality, energy, greenhouse
gas emissions, hazards and hazardous materials, land use and planning, noise,
population and housing, recreation and transportation. The IS/ND and supporting
documentation were available for public review from March 28, 2022 to April 26, 2022.
No written or oral comments were received on the environmental document.
SECTION 5. Effectiveness: The City Council reviewed and considered this
Ordinance concurrently with consideration of Code Amendment No. 800, Code
Amendment No. 801 and Specific Plan Amendment No. 01-22 by separate Ordinance
and General Plan Amendment No. 02-22 by Resolution. The City intends this Ordinance
and related approvals of the other entitlements to be mutually contingent so that none is
effective without the others.
SECTION 6. Severability: If any section, subsection, subdivision, paragraph,
sentence, clause or phrase of this Ordinance, or any part thereof is for any reason held
to be invalid or unconstitutional by a decision of any court of competent jurisdiction, such
decision shall not affect the validity of the remaining portions of this Ordinance or any part
thereof, or its application to other persons or circumstances. The City Council hereby
declares that it would have passed each section, subsection, subdivision, paragraph,
sentence, clause or phrase thereof, irrespective of the fact that any one or more section,
subsection, subdivision, paragraph, sentence, clause or phrase, or the application thereof
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to any person or circumstance, would be subsequently declared invalid or
unconstitutional.
SECTION 7. Publication and Effective Date: The Mayor shall sign and the City
Clerk shall attest to the passage of this Ordinance. The City Clerk shall cause the same
to be published once in a newspaper of general circulation within fifteen (15) days after
its adoption. This Ordinance shall become effective thirty (30) days after adoption.
PASSED, APPROVED AND ADOPTED by the City Council of the City of El Monte
at the regular meeting of this __ day of __________, 2022.

Jessica Ancona
Mayor of the City of El Monte

ATTEST:

Catherine A. Eredia
City Clerk of the City of El Monte

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
)
)

SS:

I, Catherine A. Eredia, City Clerk of the City of El Monte, hereby certify that the foregoing
Ordinance No. ____ was introduced for a first reading on the __ day of __________, 2022
and approved for a second reading and adopted by said Council at its regular meeting
held on the __ day of __________, 2022 by the following vote, to-wit:

AYES:
NOES:
ABSTAIN:
ABSENT:
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Catherine A. Eredia, City Clerk of the City of El Monte
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EXHIBIT A
MAPS OF ZONING MAP AREAS
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Tyler

Nevada

Washington

ZONING MAP
MAP AREA #1

Elliot

Elliot

A
City of El Monte
Schmidt

Schmidt

Tyler

Continental

B

Klingerman

Klingerman

City of South El Monte

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
A & B from M-2 to M-1.
M-1: Light Manufacturing
M-2: General Manufacturing
City Boundary

1

ZONING MAP
MAP AREA #2

Baldwin

A
Loftus

Olney

B
Railroad

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Properties
R-2: Low Density Multiple-family Dwelling
A & B from M-2 to M-1.
R-3: Medium Density Multiple-family Dwelling
C-3: General Commercial
M-1: Light Manufacturing
M-2: General Manufacturing
SP-1: Gateway Specific Plan

2

ZONING MAP
MAP AREA #3

City of Temple City

B
City of El Monte

A

ZONING DISTRICTS:

PROPOSED CHANGE:

R-4: High Density Multiple-family Dwelling
C-3: General Commercial
M-1: Light Manufacturing
M-2: General Manufacturing
City Boundary

3

• Change zoning for Properties
A & B from M-1 to M-2.

Peck

ZONING MAP
MAP AREA #4

Haber

Klingerman

A

Peck

Loftus

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Property A
R-1: One-family Dwelling
from C-1 to C-2.
R-2: Low Density Multiple-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-1: Limited Commercial
C-2: Neighborhood Commercial
PF: Public Facilities

4

ZONING MAP
MAP AREA #5

A
C
B

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Properties
R-1: One-family Dwelling
A, B & C from C-1 to C-2.
R-2: Low Density Multiple-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-1: Limited Commercial
C-2: Retail Commercial
C-3: General Commercial
MMU: Mixed/Multiuse
5

ZONING MAP
MAP AREA #6

City of Temple City

A
City of El Monte

ZONING DISTRICTS:

PROPOSED CHANGE:
• Change zoning for Property A
from C-1 to C-2.

R-3: Multi-Family Residential
C-O: Office Commercial
C-1: Limited Commercial
C-2: Neighborhood Commercial
M-1: Light Manufacturing
City Boundary
6

GENERAL PLAN LAND USE MAP
MAP AREA #7

C

F

Strang

D

E

A
B

City of
Rosemead

City of El Monte

ZONING DISTRICTS:

PROPOSED CHANGES:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
A, B, C, D & E from C-4 to C-3.
R-4: High Density Multiple-family Dwelling
C-3: General Commercial
• Change zoning for Property F
C-4: Heavy Commercial
from R-3 to C-3.
City Boundary

7

ZONING MAP
MAP AREA #8

Garvey

A
B
C
D

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
C-3: General Commercial
A, B, C & D from C-4 to C-3.
C-4: Heavy Commercial
M-1: Light Manufacturing
PF: Public Facilities

8

ZONING MAP
MAP AREA #9

I-10 Freeway
Asher

A
Mildred

C-4

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Property A
R-1: One-family Dwelling
from C-4 to C-3.
R-2: Low Density Multiple-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-3: General Commercial
C-4: Heavy Commercial
PF: Public Facilities

9

GENERAL PLAN LAND USE MAP
MAP AREA #10

Downtown

B

B
City Hall

C
B

B

Courthouse

A
B
B
Walnut

ZONING DISTRICTS:

PROPOSED CHANGES:

• Change zoning for Property A
R-1: One-family Dwelling
from C-1 to C-3.
R-3: Medium Density Multiple-family Dwelling
C-1: Limited Commercial
• Change zoning for Property B
C-2: Neighborhood Commercial
from C-2 to C-3.
C-3: General Commercial
• Change zoning for Property C
C-4: Heavy Commercial
from C-4 to C-3.
PF: Public Facilities
10

ZONING MAP
MAP AREA #12

Baldwin

Marshall

A
Loftus

B

Onley

I-10 Freeway

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
R-4: High Density Multiple-family Dwelling
A & B from C-3 to R-4.
C-3: General Commercial
MHP: Mobilehome Park
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ZONING MAP
MAP AREA #15

Musgrove

Peck

Magnolia

A

Dodson

C

Dodson

B
Elliot

Elliot

D

Peck

Schmidt

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
A, B, C & D from C-3 to C-2.
C-2: General Commercial
C-3: General Commercial

12

ZONING MAP
MAP AREA #16

A
B

C

ZONING DISTRICTS:

PROPOSED CHANGE:

R-2: Low Density Multiple-family Dwelling
C-2: Neighborhood Commercial
C-3: General Commercial
M-2: General Manufacturing
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• Change zoning for Properties
A, B & C from C-3 to C-2.

ZONING MAP
MAP AREA #17

A

B

ZONING DISTRICTS:

PROPOSED CHANGE:

R-1: One-family Dwelling
• Change zoning for Properties
R-3: Medium Density Multiple-family Dwelling
A & B from M-1 to M/MU.
M/MU: Mixed/Multiuse
M-1: Light Manufacturing

14

ZONING MAP
PART OF MAP AREA #18

C

A
B

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Properties
R-1: One-family Dwelling
A, B & C from R-3 to C-2.
R-2: Low Density Multiple-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-2: Neighborhood Commercial
PF: Public Facilities

15

ZONING MAP
MAP AREA #19

Mildred

B

C

D
Gage

Hoyt Park

Granada

A

E

ZONING DISTRICTS:

PROPOSED CHANGE:

R-1: One-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-1: Limited Commercial
C-2: Neighborhood Commercial
PF: Public Facilities
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• Change zoning for Properties
A, B, C, D & E from C-1 to C-2.

Granada

ZONING MAP
MAP AREA #20

Hoyt Park

A

C
Granada

B

Garvey

Doreen

Garvey

ZONING DISTRICTS:

PROPOSED CHANGES:

R-1: One-family Dwelling
R-3: Medium Density Multiple-family Dwelling
C-1: Limited Commercial
M/MU: Mixed/Multiuse
PF: Public Facilities
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• Change zoning for Property A
from R-1, R-3 & C-1 to M/MU.
• Change zoning for Properties
B & C from C-1 to M/MU.

ZONING MAP
PART OF MAP AREA #21

A

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Property A
R-1: One-family Dwelling
from C-3 to C-2.
R-3: Medium Density Multiple-family Dwelling
C-1: Office Commercial
C-2: Neighborhood Commercial
C-3: General Commercial
M/MU: Mixed/Multiuse
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ZONING MAP
MAP AREA #22

A

B

ZONING DISTRICTS:

PROPOSED CHANGE:

• Change zoning for Properties A
R-1: One-family Dwelling
& B from C-O to C-2.
R-3: Medium Density Multiple-family Dwelling
C-O: Office Commercial
C-2: Neighborhood Commercial
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ZONING MAP
MAP AREA #23

A

B

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Properties
R-4: High Density Multiple-family Dwelling
A & B from C-3 to R-4.
C-3: General Commercial
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ZONING MAP
MAP AREA #24

A

B

Utah

California

Tyler

Nevada

Oak
Oak

Walnut

C
Brockway

ZONING DISTRICTS:

PROPOSED CHANGES:

• Change zoning for Property A
R-1: One-Family Dwelling
from C-3 to R-3.
R-3: Medium Density Multiple-family Dwelling
R-4: High Density Multiple-family Dwelling
• Change zoning for Property B
C-2: Neighborhood Commercial
from C-3 to C-2.
C-3: General Commercial
• Change zoning for Property C
SP-4: Downtown Main Street Specific Plan
from R-1 & R-4 to R-3.
PF: Public Facilities
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ZONING MAP
MAP AREA #25

A

ZONING DISTRICTS:

PROPOSED CHANGE:

R-3: Medium Density Multiple-family Dwelling • Change zoning for Property A
R-4: High Density Multiple-family Dwelling
from C-3 to C-2.
C-2: Neighborhood Commercial
C-3: General Commercial
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ZONING MAP
MAP AREA #26

A

B

ZONING DISTRICTS:

PROPOSED CHANGE:
• Change zoning for Properties A
& B from R-1C to R-1B.

R-1B: One-family Dwelling
R-1C: One-family Dwelling
R-3: Multi-Family Residential
PF: Public Facilities
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ATTACHMENT 4
SUMMARY OF TEXT AND DOCUMENT UPDATES
CA NO. 800 (BUILDING AND CONSTRUCTION) OF THE EMMC
CA NO. 801 (ZONING) OF THE EMMC
SPA NO. 01-22 (GATEWAY SPECIFIC PLAN – SP-1)
SPA NO. 01-22 (DOWNTOWN SPECIFIC PLAN – SP-4)

SUMMARY OF TEXT AND DOCUMENT UPDATES

CA NO. 800 – TITLE 15 (BUILDING AND CONSTRUCTION) OF THE EMMC:
Title 15 of the EMMC includes the Building and Structure Code. The Code Amendment
primarily calls to adopt the 2020 Los Angeles County Building Code in its entirety. In
addition, the Certificate of Occupancy Chapter is moved from Title 17 of the EMMC to
Title 15. The Chapter is fully updated and its flow is now consistent with Title 17’s Zoning
Clearance Chapter.
CA NO. 801 TITLE 17 (ZONING) OF THE EMMC:
This Code Amendment is for all the Chapters of the Zoning Code. The Zoning Code is
completely reorganized into 15 Divisions (with each Division covering a different topic).
The Divisions are further divided into Chapters and Sections and Subsections. Tables,
maps and graphics are added throughout the Zoning Code to make the document more
user friendly. The Chapters also follow a similar format to provide consistency throughout
the document. The Divisions and Chapters include the following:
Table of Contents
This lists all the Divisions and Chapters of the Zoning Code.
Division A – Citywide Matrix of Permitted Uses
Chapter 17.A – Permitted Uses
This is a table listing all the permitted uses and the most common zoning districts.
Therefore, staff or an applicant can review the table to see which zoning districts a
specific use is permitted, and whether it is permitted “by-right” or requires an entitlement.
Uses that are not listed in the table are not permitted.
Division 1 – Introduction
Chapter 17.10 – General Regulations
This Chapter consolidates items that apply to the entire Zoning Code. Proposed Sections
include the following:
• 17.10.050: Planning Authorities – This Section identifies the responsibilities of the
City Council, Planning Commission, City Manager, Community and Economic
Development Director (Community Development Director) and Planning Staff. It
also outlines the responsibilities of the new Zoning Review Committee (replacing
the Modification Committee);
• 17.10.060: Applicant Responsibilities – This Section summarizes that it is the
applicant’s responsibility to provide accurate and complete information;
• 17.10.070: Planning Permits and Actions – This Section provides a comprehensive
table listing the different types of permits and actions, the recommending body (if
applicable), the review authority (i.e. decision maker) and the appeal body;
• 17.10.080: Projects with Multiple Applications or Actions – This Section states the
applications should be filed concurrently and should follow the review process of
the application requiring the highest planning review authority;
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• 17.10.090: Continuing Public Hearings – This Section limits the number of times a
public hearing can be continued without requiring new noticing;
• 17.10.100: Ability to Appeal – This Section provides the appeal process for
Planning Commission, Zoning Review Committee and Community Development
Director decisions;
• 17.10.110: Application Resubmittals – This Section provides limits on when a
denied or revoked application may be resubmitted;
• 17.10.120: Inactive Applications – This Section provides clarity on when staff can
administratively withdraw inactive applications;
• 17.10.130: Changes to an Approved Project – This Section defines minor changes
(which can be approved by the Community Development Director) and major
changes (which shall be approved by the original planning authority) to an
approved project;
• 17.10.140: Revocation of Permits – This Section provides the process to revoke an
entitlement that was obtained in a fraudulent manner, has expanded beyond the
original approval, is being exercised contrary to the conditions of approval or is
being exercised in a way to constitute a nuisance; and
• 17.10.150: Fees – This Section requires the payment of fees prior to accepting an
application.
Chapter 17.12 – Rules and Measurements
This Chapter provides rules to resolve questions about the meaning or applicability of
any part of the Title. Proposed Sections include the following:
• 17.12.010: Rules of Interpretation – This Section included the process to follow
when there are conflicting requirements within the Zoning Code and with other
requirements of the EMMC;
• 17.12.030: Uses Expressly Prohibited – This Section clarifies that a use must be
listed for it to be permitted; all other uses are prohibited (except as permitted in
Section 17.12.050);
• 17.12.040: Procedures for Interpretations – This Section outlines the process to
interpret the meaning or applicability of all provisions and requirements of the
Zoning Code;
• 17.12.050: Additional Permitted Uses – This Section outlines the process to add
uses that are not specifically listed, but are similar to another use that is listed;
• 17.12.060: Measurements and Calculations – This Section outlines the way to
measure distance, floor area, floor area ratio (FAR), fractions, height, lot area, lot
coverage, lot line and frontage, residential density, building separation, setbacks
and yards; and
• 17.12.080: Measuring Sign Area – This Section outlines how to measure sign area.
Chapter 17.14 – Zoning Classifications and Map
This Chapter lists all the different zoning districts. This includes changing the numbering
of the Office Commercial zoning district from C-O to C-1. In addition, it folded the Light
Commercial (C-1) zoning district into the Neighborhood Commercial (C-2) zoning
districts and it folded the Heavy Commercial (C-4) zoning district into the General
Commercial (C-3) zoning district. This results in only three (3) commercial zoning
districts: the C-1, C-2 and C-3 zoning districts. In addition, the Parking (P) zoning district
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was removed and the Railroad (RR), Transitway (TW) and River/Wash (RW) zoning
districts were added.
Chapter 17.16 – Nonconforming Provisions
This Chapter permits nonconforming uses and structure to continue until they are
removed, restricted or abandoned. Proposed Sections include the following:
• 17.16.020: Nonconforming Buildings or Structures – This Section outlines when a
damaged structure can be rebuilt, the legality of buildings or structures and making
additions to nonconforming yard setbacks;
• 17.16.040: Nonconforming Residential Uses – This Section includes two (2) tables
that outline what zoning district should be followed and what type of entitlement is
required when requesting residential additions (e.g. the process to expand a
residential unit on property zoned Light Manufacturing/M-1);
• 17.16.050: Nonconforming Nonresidential uses – This Section limits when
nonconforming nonresidential uses can expand; and
• 17.16.070: Loss of a Legal Nonconforming Status – This Section outlines the
process to terminate a nonconforming use when it is determined to be a public
nuisance.
Division 2 – Residential Zoning Districts and Overlays
Chapter 17.20 – One-family Dwelling Zoning Districts
This Chapter consolidates the City’s three (3) One-family Dwelling zoning districts (R-1A,
R-1B and R-1C) into one Chapter. Proposed Sections include the following:
• 17.20.040: Permitted Uses – This Section includes a table listing the zoning
districts, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.20.050: Development Standards – This Section includes a table listing
development standards including height, yard setbacks, lot specifications, density
and floor area. The most significant update is to the R-1B zoning district’s density,
which is now more flexible for properties with greater street frontage.
Chapter 17.22 – Rurban Homesteads Overlay District (RHOD)
This Chapter outlines development standards for the the City’s equestrian area. This
Chapter’s organization and contents are not changed.
Chapter 17.24 – Multiple-family Dwelling Zoning Districts
This Chapter consolidates the City’s three (3) multiple-family Dwelling zoning districts
(Low Density Multiple-family/R-2, Medium Density Multiple-family/R-3 and High Density
Multiple-family/R-4) into one Chapter. Proposed Sections include the following:
• 17.20.040: Permitted Uses – This Section includes a table listing the zoning
districts, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.20.050: Development Standards – This Section includes a table listing
development including height, yard setbacks, lot specifications, density, floor area
and open space. The most significant updates include the following:
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o Maximum density for the R-3 zoning district is more flexible for properties with
greater street frontage;
o Maximum floor area in the R-3 and R-4 zoning districts is increased for larger
projects;
o A floor area bonus is established for projects with more than ten (10) units.
Through the bonus, projects can receive additional floor area if the project
incorporates affordable housing, environmental benefits, open space features
and/or architectural enhancements; and
o Open space requirements are slightly reduced for larger projects.
Division 3 – Multiuse Zoning District
Chapter 17.30 – Mixed/Multiuse Zoning District
This Chapter outlines uses and development standards for the Mixed/Multiuse (M/MU)
zoning district. Proposed Sections include the following:
• 17.30.030: Permitted Uses – This Section includes a table listing the zoning
district, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.20.040: Development Standards – This Section includes a table listing
development standards including height, yard setbacks, lot specifications, density
and open space. The most significant updates include the following:
o Minimum lot area and density is added for mixed-use projects with residential;
o Maximum density is higher for properties greater than 40,000 square feet;
o Open space requirements are slightly reduced for mixed-use projects with
residential; and
o Minimum top plate height is now flexible for projects that need a lower height
to meet Los Angeles County Fire requirements.
Division 4 – Commercial and Manufacturing Zoning Districts
Chapter 17.40 – Commercial Zoning Districts
This Chapter consolidates the City’s three (3) Commercial zoning districts (Office
Commercial/C-1, Neighborhood Commercial/C-2 and General Commercial/C-3) into one
Chapter. Proposed Sections include the following:
• 17.40.030: Permitted Uses – This Section includes a table listing the zoning
districts, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.40.040: Development Standards – This Section includes a table listing
development standards including height, lot specifications and yard setbacks. The
most significant updates include the following:
o Landscape setbacks are increased when abutting residential zoning districts;
o Minimum density is added for multiple-family developments;
o Mixed-use horizontal projects with residential are permitted in the C-3 zoning
district and within ¼-mile of a Major Transit Intersection (MTI); and
o Open space requirements are slightly reduced for multiple-family
developments.
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Chapter 17.42 – Manufacturing Zoning Districts
This Chapter consolidates the City’s two (2) Manufacturing zoning districts (Light
Manufacturing/M-1 and General Manufacturing/M-2) into one Chapter. Proposed
Sections include the following:
• 17.42.030: Permitted Uses – This Section includes a table listing the zoning
districts, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.42.040: Development Standards – This Section includes a table listing
development standards including height, lot specifications and yard setbacks. No
significant changes are proposed to the development standards.
Chapter 17.44 – Public and Quasi-public Zoning Districts
This Chapter consolidates the City’s seven (7) Public and Quasi-public zoning districts
(Public Facilities/PF, Open Space/OS, Airport/AP, Railroad/RR, River Wash/RW,
Transitway/TW and Residential Mobilehome Park/RMP) into one Chapter. Proposed
Sections include the following:
• 17.44.020: Permitted Uses – This Section includes a table listing the zoning
districts, permitted uses and whether the use is permitted “by-right” or requires an
entitlement; and
• 17.44.030: Development Standards – This Section lists the development standards
of the different zoning districts. For the AP zoning district, the Section refers to the
most recent Airport Master Plan and for the RR, RW, TW and RMP states the
standards should be established during the public hearing process.
Division 5 – Performance Standards
Chapter 17.50 – Performance Standards
The contents of this Chapter are newly added to the Zoning Code. It provides
performance standards intended to mitigate objectionable environmental effects of
proposed and existing uses and guard against activities, uses and conditions that would
adversely affect public health and safety. Proposed Sections include the following:
• 17.50.020: Applicability and Exempt Uses – This Section highlights which uses and
projects are subject to this Chapter;
• 17.50.050: Air Quality – This Section prohibits the direct or indirect discharge of air
contaminants into the atmosphere that exceed any local, state or federal
standards;
• 17.50.070: Construction Impacts – This Section requires notification to adjacent
properties when construction is to commence, the proper securement of sites, a
preconstruction meeting, limitations on construction hours, a truck/traffic
management plan, staging areas and proper refuse disposal;
• 17.50.100: Hazardous Materials – This Section requires a Conditional Use Permit
(CUP) for any use that includes the storage of hazardous materials;
• 17.50.110: Noise – This Section includes a table listing permissible noise levels
within certain zoning districts and during the day and night;
• 17.50.120: Property Maintenance – This Section includes requirements for certain
project to incorporate Covenants, Conditions and Restrictions (CC&Rs) or
Maintenance Agreement to ensure ongoing property maintenance; and
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• 17.50.130: Reflective Surfaces – This Section limits the types of building materials
used in projects to reduce the potential for glare.
Division 6 – General Development Standards
Chapter 17.60 – General Development Standards
This Chapter prescribes development standards and site regulations that apply, except
where specifically stated, to all zoning districts. While some of the Chapter’s Section
existed for many years, they were scattered throughout the Zoning Code. The different
Sections are now consolidated into one Chapter. Proposed Sections include the
following:
• 17.60.020: Flat Lots – This Section provides clarity on existing flag lots, including
determine yards, calculating FAR and calculating lot coverage;
• 17.60.030: Height Exceptions and Restrictions – This Section limits the height of
ancillary roof mounted equipment for different zoning district. In addition, it limits
the height of buildings adjacent to residential zoning districts;
• 17.60.040: Outdoor Display and Storage – This Section provides standards for
outdoor storage and display in nonresidential areas. The strictest standards are for
the Office Commercial (C-1) and Mixed/Multiuse (M/MU) zoning districts and the
least restrictive are the Manufacturing (M-1 and M-2) zoning districts;
• 17.60.050: Outdoor Lighting – This Section provides performance standards for
lighting in residential zoning districts and nonresidential zoning districts as well as
lighting for special uses (e.g. drive-thru facilities, vehicle sales, service stations,
etc.);
• 17.60.070: Private Streets and Shared Driveways – This Section establishes
minimum setbacks and the designation of property lines for private streets, shared
driveways with access easements and shared driveways under common
ownership;
• 17.60.100: Screening – This Section outlines screening requirements for roof
mounted equipment and ground mounted equipment;
• 17.60.120: Walls, Fences and Hedges – This Section outlines maximum heights
and permitted materials for walls and fences for residential and nonresidential
uses. In addition, it includes new standards for retaining walls; and
• 17.60.130: Yard Encroachments – This Section provides yard encroachment
exceptions for architectural features such as cornices, chimneys, bay windows and
porches. In addition, it identifies maximum encroachments for mechanical
equipment.
Division 7 – Parking and Landscaping Regulations
Chapter 17.70 – Parking Regulations
This Chapter outlines the on-site parking requirements for uses and design standards for
parking areas. Proposed Sections include the following:
• 17.70.040: Required On-site Parking for Residential Uses – This Section includes
tables that provide parking requirements for the following residential uses: singlefamily residential; multiple-family residential; affordable housing projects; live/work
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•

•

•
•

•
•

units; senior housing; Single Room Occupancy (SRO) facilities; and urban
dwellings;
17.70.050: Required On-site Parking for Nonresidential Uses – This Section
includes tables that provide parking requirements for the following nonresidential
uses: community care facilities; public and quasi-public uses; assembly uses;
entertainment uses; retail uses; office uses; service uses; industrial uses; and
transportation uses;
17.70.060: Required On-site Loading Spaces – This Section includes a table that
outlines loading requirements. The table is divided into different land uses such as
urban housing, food and beverage establishments and offices. The number of
loading spaces vary depending on the needs of the use;
17.70.070: Parking Reductions and Adjustments – This Section lists the following
categories of parking reductions: downtown uses; downtown parking credits; car
sharing; and shared parking;
17.70.080: Parking Lot, Spaces and Driveway Development/Design Standards –
This Section includes design standards for parking lots such as parking space
dimensions; parking space degrees and aisle width; screening; maximum slopes
for ramps; landscaping overhangs; driveway widths; residential circular driveways;
and paving materials;
17.70.090: Electric Vehicle Charging Spaces – This new Section provides parking
requirements for charging stations. In some instances, the requirements are
stricter than what is required per the California Building Code; and
17.70.100: Bicycle Parking – This new Section provides bicycle parking
requirements. In some instances, the requirements are stricter than what is
required per the California Building Code.

Chapter 17.72 – Landscaping Requirements
This Chapter outlines the landscaping and irrigation plans for new, expanded and
remodeled projects. Proposed Sections include the following:
• 17.72.040: Landscaping Requirements General – This Section outlines
landscaping requirements for all projects, regardless of the use. This includes
having a planting palette, including a mixture of plant materials and requiring
ongoing maintenance;
• 17.72.050: Landscaping Requirements for Residential Uses – This Section lists
minimum planting requirements for street setbacks areas, driveway planters and
common open space areas (for multiple-family projects). In addition, it requires
new projects include parkway trees for each 40 feet of street frontage;
• 17.72.060: Landscaping Requirements for Nonresidential Uses – This Section lists
minimum planting requirements for street setback areas, parking areas and vehicle
access areas. In addition, it requires new projects include parkway trees for each
24 feet of street frontage; and
• 17.72.070: Landscaping Reductions – This Section outlines possible adjustments
to landscaping requirements for narrow residential lots, buildings constructed less
than ten (10) feet from a street property line, landscaping on parking podiums,
landscaping in parking lots with solar canopy facilities and landscaping for vehicle
dealerships.

Summary of Text and Document Updates | 7

Chapter 17.74 – Water Efficiency
This Chapter outlines the City’s requirements to comply with the State’s Model Water
Efficiency Landscaping Ordinance (MWELO). While the Chapter is reorganized, its
contents are not changed.
Division 8 – Signage and Billboard Regulations
Chapter 17.80 – Signage Regulations
This Chapter provides standards for signage in residential and nonresidential zoning
districts. Proposed Sections include the following:
• 17.80.030: Exempt Signs – This Section lists the different types of signs that are
not subject to the Signage Regulations Chapter. This includes the following:
address signs; barber poles; equipment signs; interior graphics or signs; garage or
yard sale signs; government signs; real estate signs; noncommercial temporary
signs; and some window signs;
• 17.80.040: Prohibited Signs – This Section lists the different types of signs that are
prohibited. This includes the following: animated signs; box signs; outdoor
advertising signs; portable signs; pole signs; roof signs; certain types of sign
illumination; certain types of sign material; signs in the public rights-of-way; and
windblown devices/balloons;
• 17.80.050: General Procedures – This Section outlines the different types of sign
permits including the following: sign permits; building permits; encroachment
permits; temporary sign permits; and master sign programs;
• 17.80.060: Signs for Residential, Public and Quasi-public Zoning Districts – This
Section permits limited signing for multiple-family uses, nonresidential uses in
residential zones (e.g. schools or religious facilities); and signs for legal
nonconforming uses;
• 17.80.070: Building Signs for Multiuse, Commercial and Manufacturing Zoning
Districts – Signs will now be permitted on up to three (3) elevations. The maximum
combined area of building sign will be based on building façade length (previously
it was based on building façade square footage). Types of signs permitted include
the following: wall signs; marquee or projecting signs; canopy or awning signs;
permanent window signs; and building identification and major tenant signs;
• 17.80.080: Freestanding Signs for Multiuse, Commercial and Manufacturing
Zoning Districts – The Section separates freestanding signs into two (2)
categories: monument signs (up to eight (8) feet high) and pylon signs (up to 25
feet high). The Section also provides standards for such signs including maximum
area, width, height, copy area and planter area. In addition, it outlines minimum
setbacks to street property lines, adjacent property lines and separation from
residential zoning districts;
• 17.80.090: Signs for the Gateway and Downtown Specific Plans – The Gateway
and the Downtown areas have unique sign needs. This Section provides
specialized standards the call for pedestrian oriented signing and allow certain
types of signs (e.g. A-frame signs and painted wall signs) that are not permitted in
other areas of the City. This Section also prohibits pylon signs;
• 17.80.100: Signs for Specific Uses and Sign Types – This new Section outlines
sign requirements for the following uses: adult entertainment establishments; drivethru businesses; hotels and motels; schools; religious facilities; live/work units;
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recycling facilities; theatres and concert venues; vehicle sales and lease; vehicle
service stations; and vehicle washing facilities. It also includes operational
standards for electronic copy signs (automatic readerboard); and
• 17.80.110: Temporary Signs – This Section outlines temporary window signs,
temporary banners and temporary project construction signs.
Chapters 17.82 and 17.84 – Billboard Overlay Zone and Outdoor Advertising
These Chapters outlined regulations for new electronic billboards within the Billboard
Overlay Zone and nonconforming static billboards in other portions of the City. While the
Chapters are reorganized, their contents are not changed.
Division 9 – Wireless Regulations
Chapters 17.90 and 17.92 – New/Substantially Changed and Eligible Facilities Request
These Chapters outlined wireless regulations. While the Chapters are reorganized, their
contents are not changed.
Division 10 – Affordable Housing Regulations
Chapter 17.100 – Density Bonus Provisions
This Chapter outlines the City’s density bonus provisions. While the Chapter is
reorganized, its contents are not changed.
Division 11 – Regulations Applicable for Specific Uses
Chapter 17.110 – Standards for Specific Residential Uses
This Chapter provides development, operational and other requirements for the following
residential uses: Accessory Buildings; Accessory Dwelling Units (ADUs) and Junior
ADUs; Home Occupation Businesses; Live/Work Units; Mixed-use Projects – Vertical or
Horizontal; Single Room Occupancy (SRO) Facilities; Transitional Uses; Urban
Dwellings; Urban Lot Splits; and Urban Housing Developments.
Chapter 17.112 – Standards for Specific Nonresidential Uses
This Chapter provides development, operational and other requirements for the following
nonresidential uses: Adult Entertainment Establishments; Alcohol Sales Uses;
Alternative Financial Establishments; Automated Teller Machines (ATMs); Collection
Containers; Correctional Facilities; Drive-thru Businesses; Emergency Shelters; Hotels
or Motels; Low Barrier Navigation Centers; Multiple-tenant Commercial Centers; Outdoor
Dining Areas; Pawnbrokers or Pawnshops; Personal Service Uses (General, Restricted
and Massage); Recycling Facilities; Secondary Vendors; Significant Tobacco Retailers;
Vehicle Sales and Lease; Vehicle Repair Facilities; Vehicle Service Stations; and Vehicle
Washing Facilities.
Division 12 – Applications and Permits
Chapter 17.120 – Zoning Clearances and Administrative Permits
This Chapter outlines the process to obtain a Zoning Clearance (ZC) and Administrative
Permit (AP). Existing contents within the Chapter remain unchanged. However, the
Chapter is reorganized and several new Sections are added including Applicability, Time
Periods and Appeals.
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Chapter 17.121 – Initial Plan Reviews
The contents of this Chapter are newly added to the Zoning Code. The Initial Plan
Review (IPR) process was adopted by the City Council in 2012, however, it was never
formally added to the Zoning Code. Sections of this Chapter include Applicability,
General Procedures and Time Periods.
Chapter 17.122 – Design Reviews and Minor Design Reviews
This Chapter outlines the process to obtain Design Review (DR) or Minor Design Review
(MDR) approval. Proposed Sections include the following:
• 17.122.020: Applicability – This Section outlines development thresholds that
require MDR and DR approval.
• 17.122.030: General Procedures – This Section states the following –
o MDRs are reviewed and approved, approved with conditions or denied by the
Community Development Director. Applications for projects within the RHOD
require a notice published in the newspaper, mailed to all property owners
within 300 feet and posted on the property. All other applications do not
require public noticing; and
o DRs are reviewed and approved, approved with conditions or denied by the
Planning Commission. Applications require a public hearing with a notice
published in the newspaper, mailed to all property owners within 500 feet and
posted on the property.
• 17.122.040: Necessary Findings – Findings were updated to the following:
o The DR or MDR will not be detrimental to the public health, safety or welfare
or injurious to the subject property or other improvements in the vicinity;
o The architectural design provides a desirable environment for its occupants,
neighbors and visitors through its careful placement of building mass and its
use of materials, textures and colors and will remain appealing through
ongoing maintenance;
o The site plan and layout incorporate measures to encourage and protect
alternative modes of transportation such as pedestrians, bicyclists and transit
riders;
o The landscaping, including the location, type, size and maintenance, complies
with Chapter 17.72 (Landscaping Requirements) and Chapter 17.74 (Water
Efficiency) of the Zoning Code; and
o The DR or MDR is consistent with the purpose and policies of the City’s
General Plan, Zoning Code, any applicable Specific Plan and the
Comprehensive Design Guidelines.
• 17.122.050: Time Periods – The time periods for most entitlements have been
standardized. Project approvals are for 12 months. A one (1) year extension may
be approved by the Community Development Director and additional extensions
may be approved by the Planning Commission; and
• 17.122.060: Appeals – The appeals period references Section 17.10.100 (Appeals)
of the Title.
Chapter 17.123 – Conditional and Minor Use Permits
This Chapter outlines the process to obtain a Conditional Use Permit (CUP) or Minor
Use Permit (MUP). The MUP process has been added to the Zoning Code. Proposed
Sections include the following:
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• 17.123.020: Applicability – This Section refers to Division A (Citywide Matrix of
Permitted Uses). Uses that require a CUP or MUP are subject to this Chapter;
• 17.123.030: General Procedures – This Section states the following –
o MUPs are reviewed and approved, approved with conditions or denied by the
Zoning Review Committee. Applications require a public hearing with a notice
published in the newspaper, mailed to all property owners within 300 feet and
posted on the property and
o CUPs are reviewed and approved, approved with conditions or denied by the
Planning Commission. Applications require a public hearing with a notice
published in the newspaper, mailed to all property owners within 500 feet and
posted on the property.
• 17.123.040: Necessary Findings – Findings were updated to the following:
o The CUP or MUP will not be detrimental to the public health, safety or welfare
or injurious to the subject property or other improvements in the vicinity;
o The proposed use applied for at the location indicated is one (1) for which a
CUP or MUP is authorized;
o The subject property for the proposed use is adequate in size and shape to
accommodate such use and that the yards, space, walls, fence, parking,
loading, landscaping and other features required for the proposed use are
provided;
o The subject property abuts streets and highways adequate in width and
pavement type to carry the kind of traffic which will be generated by the
proposed use; and
o The CUP or MUP is consistent with the purpose and policies of the City’s
General Plan, Zoning Code, any applicable Specific Plan and the
Comprehensive Design Guidelines.
• 17.123.050 and 17.123.060: Time Periods and Appeals – The same as DR and
MDRs.
Chapter 17.125 – Variances and Minor Variances
This Chapter outlines the process to obtain a Variance (V) or Minor Variance (MV). The
MV replaces the Modification (MOD) entitlement. Proposed Sections include the
following:
• 17.125.020: Applicability – This Section lists development standards that may be
adjusted through an MV permit. All other development standards require a V
permit;
• 17.125.030: General Procedures – This Section states MVs are reviewed the same
as MUPs while Vs are reviewed the same as CUPs;
• 17.125.040: Necessary Findings – Findings were updated to the following:
o The V or MV will not be detrimental to the public health, safety or welfare or
injurious to the subject property or other improvements in the vicinity;
o The V or MV will not authorize a use or activity that is not otherwise expressly
authorized in the subject property’s zoning classification;
o There are exceptional or extraordinary circumstances applicable to the
property involved (e.g. location, shape, size, surroundings and topography),
so that the strict application of the Zoning Code denies the property owner of
privileges enjoyed by others in the vicinity and under identical zoning
classifications;
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o The V or MV will not provide special privileges for the property involved,
which are inconsistent with other properties in the vicinity and within the same
zoning classification; and
o The V or MV is consistent with the purpose and policies of the City’s General
Plan, Zoning Code, any applicable Specific Plan and the Comprehensive
Design Guidelines.
• 17.125.050 and 17.125.060: Time Periods and Appeals – The same as DR and
MDRs.
Chapter 17.126 – Modification for an Individual with a Disability
This Chapter outlines the process to obtain a Modification for an Individual with a
Disability (MOD). Proposed Sections include the following:
• 17.126.020: Applicability – This Section states any disabled person, a developer
providing housing for disabled persons or a provider of housing for disabled person
may apply for a MOD;
• 17.126.030: General Procedures – This Section states MODs are reviewed and
approved, approved with conditions or denied by the Community Development
Director. Applications do not require public noticing;
• 17.126.040: Necessary Findings – Findings were updated to the following:
o The person that will live in the housing which is the subject of the Modification
request is a qualified individual with a disability protected under fair housing
laws;
o The MOD is necessary to make the housing available to disabled person
protected under fair housing laws; and
o The MOD will not adversely affect the purpose, goals and policies of the
City’s General Plan, Zoning Code, any applicable Specific Plan and the
Comprehensive Design Guidelines.
• 17.126.050: Time Periods – Project approvals are for 12 months. A one (1) year
extension may be approved by the Community Development Director. No
additional extensions may be granted; and
• 17.126.060: Appeals – The same as DR and MDRs.
Chapter 17.127 – Planned Residential Developments
This Chapter outlines the process to obtain a Planned Residential Development (PRD)
for larger multiple-family projects. Proposed Sections include the following:
• 17.127.020: Applicability – This Section identifies the required zoning, minimum lot
size and minimum open space areas necessary to request approval of a PRD;
• 17.127.030: General Procedures – This Section states PRDs are processed the
same way as CUPs;
• 17.127.040: Permitted Exceptions – This Section lists the zoning exceptions PRDs
may qualify for including reduced setbacks, reduced upper floor setbacks, reduced
building separations, reduced open space dimensions, increased lot coverage and
increased FAR;
• 17.127.050: Necessary Findings – Findings were updated to the following:
o The PRD will not be detrimental to the public health, safety or welfare or
injurious to the subject property or other improvements in the vicinity;
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o The PRD is centered around common open space, recreational areas and/.or
the public street;
o The PRD will provide for a comprehensive for harmonious arrangement of
buildings, housing types, open spaces, off-street parking and development
amenities. The internal street and walkway system is designed for the
efficient and safe movement of vehicles, bicyclists and pedestrians;
o The PRD is demonstratively, superior to the development that could have
occurred under the standards applicable to the underlying zoning district, and
will achieve superior community design, environmental preservation and/or
substantial public benefit; and
o The PRD is consistent with the purpose and policies of the City’s General
Plan, Zoning Code, any applicable Specific Plan and the Comprehensive
Design Guidelines.
• 17.127.060 and 17.127.070: Time Periods and Appeals – The same as DR and
MDRs.
Chapter 17.128 – General Plan Amendments and Zoning Amendments
This Chapter outlines the process to obtain several different types of Amendments.
Proposed Sections include the following:
• 17.128.020: Applicability – General Plan Amendments (GPAs) include text
revisions, land use map revisions and any other map, table, illustration or similar
revision to the City’s 2011 General Plan. Zoning Amendments include Zone
Changes (ZCs) to the zoning map and Code Amendments (CAs) to any text, table
or illustration. General Plan Conformity (GPC) applications include vacations to
public streets or alleyways;
• 17.128.030: General Procedures – This Section states the following –
o GPA, ZC and CA applications require a public hearing before the Planning
Commission as the recommending body and a public hearing before the City
Council as the final decision-making body. For applications that include a
specific property, the noticing is the same as a CUP. For applications that do
not include a specific property, noticing is limited to a notice published in the
newspaper; and
o GPC applications are approved or denied by the Planning Commission.
Public notification is not required.
• 17.128.040: Necessary Findings – Findings were updated to the following:
GPA, ZC or CA –
o The Amendment will not be detrimental to the public health, safety or welfare
or injurious to the City;
o The subject property is suitable for the requested/anticipated land
uses/development; and
o The Amendment is consistent with the purpose, goals and policies of the
City’s General Plan, Zoning Code and any applicable Specific Plan.
GPC –
o The proposed Vacation is anticipated to serve the public interest and be a
public benefit; and
o The proposed Vacation is consistent with the purpose, goals and policies of
the City’s General Plan.
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• 17.128.050: Time Periods – GPAs are effective immediately after adoption of a
City Council Resolution while ZCs and CAs are effective 30 days after the second
reading of a City Council Ordinance; and
• 17.128.060: Appeals – The same as DR and MDRs.
Chapter 17.129 – Development Agreements
This Chapter outlines the process to obtain a Development Agreement (DA) with the
City. While the Chapter is reorganized, its contents are not changed.
Division 13 – Specific Plans
Chapter 17.130 – Specific Plans
This Chapter outlines the process to establish and amend a Specific Plan (SP).
Proposed Sections include the following:
• 17.130.020: Applicability – This Section identifies the required zoning and
minimum lot size necessary to request approval of an SP.
• 17.130.040: Preparation and Content – This Section outlines the required contents
of a SP, including a boundary survey map, land use and development standards,
infrastructure and its relationship with the goals, policies and objectives of the
General Plan.
• 17.130.060: Necessary Findings – Findings were updated to the following:
o The SP will not be detrimental to the public health, safety or welfare or
injurious to the City;
o The subject property (or properties) proposed for the SP has unique
characteristics such as topography, location, size or surroundings that are
enhanced by special land use and development standards;
o The SP provides for pedestrian, bicycle and transit access to, and where
feasible, within the property, including connection to the City or regional
networks;
o The SP results in development of desirable character and use types that will
be compatible with surrounding area and provides effective buffering from
adjacent uses as found necessary; and
o The SP is consistent with the purpose, goals and policies of the City’s
General Plan and Comprehensive Design Guidelines.
Chapters 17.131 and 17.134 – Gateway Specific Plan and Downtown Specific Plan
Refer to SPA No. 01-22-A and -B on the following page.
Division 14 – Design Guidelines
Chapter 17.140 – Comprehensive Design Guidelines
This Chapter’s organization and contents are not changed.
Division 15 – Definitions
Chapters 17.150 and 17.152 – Use Definitions and General Definitions
The first Chapter includes a definition for every use listed in Division A. The second
Chapter includes definitions for all other necessary terms.
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SPA NO. 01-22 (GATEWAY SPECIFIC PLAN – SP-1):
The 60-acre Gateway Specific Plan was adopted by the City Council in 2007. The area is
roughly bounded by the Rio Hondo River, I-10 Freeway and Main Street. The Transit
Station was rebuilt in 2012 and the 133-unit affordable housing project was complete in
2015. A 208-unit Parcel 4 project is currently under construction. Language throughout
the Specific Plan is updated to reflect current conditions. However, the only significant
content change is with the list of permitted uses. Table 2-3 (Permitted Uses) refers to the
same list of uses and definitions used in Chapter 17.150 (Use Definitions) of the Zoning
Code.
SPA NO. 01-22 (DOWNTOWN SPECIFIC PLAN – SP-4):
The 115-acre Downtown Specific Plan was adopted by the City Council in April 2017.
The triangle-shaped area is roughly bounded by the railroad to the northeast, Ramona
Avenue to the south and Santa Anita Avenue to the west. Over the past seven (7) years,
several projects have moved forward including the Norms Restaurant, Progress Brewery
on Main, the 106-unit Cesar Chavez Affordable housing project (under construction), the
50-unit Domus affordable housing project (under construction) and the weekly Farmers
Market. Since the Specific Plan and Zoning Code have many overlapping Chapters, it
was necessary for staff to review the Specific Plan for consistency. Staff also took this as
an opportunity to update other Specific Plan development standards as noted below:
Chapter 1 – Introduction and Background
Only minor changes are proposed.
Chapter 2 – Land Use
• Figure 2-1 (Subareas Map) shows the following updates: the properties on the
south side of Main Street between Santa Anita Avenue and Granada Avenue is
now part of the “Main Street” Subarea; the triangle property bounded by Valley
Boulevard, Main Street and Santa Anita Avenue is now part of the “Monte Vista”
Subarea; and Granada Avenue is now the boundary line between the “Zócalo” and
“Station Subarea;”
• Figure 2-2 (Development Standards Summary Map) shows the following updates:
the Subareas Map is updated to reflect the above bullet; the restriction on street
facing residential is mostly removed for Valley Boulevard; and the maximum FAR
only includes nonresidential uses (consistent with the M/MU zoning district);
• Figure 2-3 (Development Setbacks Map) shows the following updates: the
Subareas Map is updated to reflect the first bullet under Chapter 2; the blue
colored minimum setback requirement of 20 feet has been reduced to ten (10) feet
(consistent with the green colored setback requirement);
• Section 2.2.2 (Development Opportunity Reserve) was updated to provide
additional details. See comments in Chapter 6 (Administration). This information is
also incorporated in Chapter 17.70 (Parking Regulations) of the Zoning Code;
• Table 2-3 (Permitted Uses) refers to the same list of uses and definitions used in
Chapter 17.150 (Use Definitions) of the Zoning Code;
• A new Section is added for public open space requirements for nonresidential
projects;
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• Section 2.3.2 (Parking Development Standards) is updated to reflect changes
proposed in Chapter 17.70 (Parking Regulations) of the Zoning Code;
• Multiple-family open space requirements are updated to reflect changes proposed
in Section 17.110.120 (Urban Housing Developments) of the Zoning Code; and
• Section 2.8.17 (Building Signage) is updated to reflect changes proposed in
Chapter 17.80 (Signage Regulations) of the Zoning Code.
Chapter 3 – Mobility and Beautification
• Figure 3-1 (Transit Routes Map) is updated to reflect changes to bus service and
the temporary relocation of the City’s Trolley Station; and
• Figure 3-7 (Bicycle Circulation Map) is updated to reflect changes in the City’s
Bicycle Master Plan.
Chapters 4 and 5 – Infrastructure/Public Facilities and Implementation
Only minor changes are proposed.
Chapter 6 – Administration
• Section 6.4 (Permitted Land uses and Interpretations) incorporates language from
the Zoning Code regarding procedures for interpretations and adding new uses;
and
• Section 6.9 (Development Opportunity Reserve (DOR)) is fully updated to include
an application process to accumulate DOR credits to exceed floor area and/or
number of dwellings. The list of public improvements, public amenities or other
incentives is also updated to include the following:
o Provide on-site affordable housing;
o Consolidate parcels of land;
o Exceed the minimum parking requirements for the proposed land use;
o Incorporate on-site public art;
o Provide publicly accessible open space. This can be for residential-only
projects, mixed-use projects or nonresidential projects;
o Construct public improvements (as listed in Table 5-1);
o Payment of an in-lieu fee (to implement the construction improvements listed
in Table 5-1); and
o Other publicly accessible improvements, amenities or other incentives
considered by the Community and Economic Development Director.
Appendix A – Definitions
Definitions are provided for several terms. However, use definitions refer to Chapter
17.150 (Use Definitions) of the Zoning Code.
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ATTACHMENT 5
SUMMARY OF MAP UPDATES
GPA NO. 02-22 (GENERAL PLAN MAPS)
ZC NO. 03-22 (ZONING MAPS)

SUMMARY OF MAP UPDATES

Table 1 – List of General Plan Designations and Zoning Districts
General Plan

Zoning

Description

Low Density
Residential (LDR)

One-family Dwellings
(R-1)

Is intended for single-family dwellings at a
density of up to six (6) units per acre.

Medium Density
Residential (MDR)

Medium-density Multiplefamily Dwellings (R-3)

Is intended for apartments and planned
residential developments at a density of up to
14 units per acre.

High Density
Residential (MDR)

High-density Multiplefamily Dwellings (R-4)

Is intended for townhouses, apartments,
planned residential developments and senior
housing at a density of up to 25 units per acre.

Mixed/Multiuse (M/MU)

This designation allows mixed/multiuse
housing with densities of up to 35 units per
acre. The scale, size, and mix of land uses
vary based on the location and character of
surrounding land uses.

Office Commercial
(C-O) (to have its
numbering/abbreviation
changed to C-1)

Accommodates low-scale two-story
professional offices in areas where such
development may serve as a buffer between
less compatible uses. Professional, medical,
and financial offices and institutions are the
intended uses.

Mixed/Multiuse
(M/MU)

Office Commercial
(OC)

Light Commercial (C-1)
Neighborhood
Commercial (NC)
Neighborhood
Commercial (C-2)

General
Commercial (GC)
and Regional
Commercial (RC)

General Commercial
(C-3)
Heavy Commercial
(C-4)

Provides for convenient, smaller-scale retail
businesses in close proximity to
neighborhoods. Permitted uses include small
commercial businesses (grocers, laundromats,
drug stores, etc.) that meet the immediate
needs of local residents and do not generate
substantial volumes of traffic.
Designated for a wide range of retail and
service uses to serve the community and the
region. This includes a wide range of retail
businesses, auto dealerships, hotels, personal
services, food and beverage establishments
and professional offices. Are primarily located
along major corridors.

Light Manufacturing
(M-1)

Appropriate for a diverse range of light
industrial uses including limited manufacturing
and processing, research and development,
fabrication, utility equipment and wholesaling.
Also allows uses such as office and retail.

General Manufacturing
(M-2)

This zoning is primarily located in the City’s
Northwest Industrial District. In addition to the
uses permitted in the M-1 zoning district, the
M-2 district is intended to accommodate a
broader range of industrial uses.

Industrial/
Business Park
(I/BP)
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Figure 1 – General Plan and Zoning Map Areas
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Table 2 – List of General Plan Map Areas
Area

Location

Proposed Change

Purpose

Existing Land Uses

Change the General Plan Map from
Portion of property
Medium Density Residential (MDR)
facing Eunice (has a to General Commercial (GC) (the
Valley address).
Zoning Map will also be changed to
be consistent).

Property is developed with a
commercial use and is more
suitable as C-3.

Motel use.

Area 11
(4.70 acres)

South side of Valley
between El Monte
Courthouse and
Peck.

Change the General Plan Map from
GC to Neighborhood Commercial
(NC).

Properties west of Meeker are
double fronted and face a
One-family Dwelling (R-1)
zoning district. Properties
easts of Meeker are shallow.
All properties are more
suitable as NC.

Offices, restaurants, service
uses and a vacant lot
(housing project under
review).

Area 12
(0.99 acres)

Properties northeast
and southeast of
Baldwin and Loftus.

Change the General Plan Map from
GC to High Density Residential
(HDR) (the Zoning Map will also
change to be consistent).

Housing Element
Implementation. Property may
be developed with housing.

Two (2) vacant properties
and a service station.

Area 13
(5.00 acres)

Properties on east
side of Santa Anita
just north of
Railroad.

Property is adjacent to an R-1
zoning district. Development is
limited as property is within an
airport flight path.

Self-storage use.

Area 14
(0.74 acres)

Properties northeast
of Lower Azusa and
Persimmon.

Area 15
(5.72 acres)

Certain properties
on both sides of
Peck Road between
Magnolia and
Schmidt.

Change the General Plan Map from
GC to NC (the Zoning Map will also
change to be consistent).

Majority of the properties are
shallow and are more suitable
as NC.

Area 16
(3.84 acres)

West side of Arden
between Valley and
Railroad.

Change the General Plan Map from
GC to NC (the Zoning Map will also
change to be consistent).

Properties are shallow, along a
Mix of service, retail and
Secondary Arterial and are
residential uses.
more suitable as NC.

Portion of
Area 7
(0.32 acres)

Change the General Plan Map from
GC to NC.

Properties to the west and
south are NC. Properties along Retail uses.
a Secondary Arterial.
Mix of service, retail and
residential uses.
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Table 2 – List of General Plan Map Areas (continued)
Area

Location

Proposed Change

Purpose

Existing Land Uses

Area 17
(5.40 acres)

Certain properties
on both sides of
Durfee north of
Magnolia.

Change the General Plan Map from
Industrial/Business Park (I/BP) to
Mixed/Multiuse (M/MU) (the Zoning
Map will also change to be
consistent).

Housing Element
Implementation. Properties
may be developed with
housing.

Industrial uses.

Area 18
(3.03 acres)

Properties on all
sides of the
intersection of
Lower Azusa and
Cedar.

Change the General Plan Map from
MDR to NC (the Zoning Map for
some of the properties will also
change to be consistent).

Allows the intersection to be a
“neighborhood node” with
retail and office uses.

Mix of retail, office and
residential uses.

Change the General Plan Map for
the northern properties from Office
Commercial (OC) to NC (the Zoning
Map will also change to be
consistent).

Properties to the north are NC.
This will extend the NC area to
the south.

Mix of retail and service
uses.

Change the General Plan Map for
the southern properties from Low
Density Residential (LDR), MDR and
OC to M/MU (the Zoning Map will
also change to be consistent).

Housing Element
Implementation. Properties
may be developed with
housing.

Office uses and a religious
facility.

Western Half: Properties are
shallow, along a Secondary
Arterial and are more suitable
as NC.

Mix of retail, service and
office uses.

Eastern Half: Housing Element
Implementation. Properties
may be developed with
housing.

Mix of retail, office, service
and residential uses.

Portion of
Area 19
(2.53 acres)

Area 20
(6.18 acres)

Area 21
(6.12 acres)

Certain properties
on both sides of
Santa Anita
between Mildred
and Garvey.

Properties on the
south side of
Ramona between
Ferris and La
Madera.

Change the General Plan Map from
GC to NC (the Zoning Map will also
change to be consistent).
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Table 2 – List of General Plan Map Areas (continued)
Area

Location

Proposed Change

Purpose
Use is currently legal nonconforming. Change to HDR
will be consistent with the use.

Baldwin Rose Affordable
Housing project.

Properties are shallow and are
more suitable as NC.

West side of Baldwin:
service and retail uses.
East side of Baldwin:
residential uses.

Area 23
(3.54 acres)

Properties on both
sides of Baldwin
between Rose and
Bessie.

Change the General Plan Map from
GC to HDR (the Zoning Map will also
change to be consistent).

Area 25
(2.34 acres)

Certain properties
on both sides of
Baldwin between
Valley and Rose.

Change the General Plan Map from
GC to NC (the Zoning Map will also
change to be consistent).

Existing Land Uses

Table 3 – Zoning Map Areas
Area

Location

Area 1
(6.72 acres)

Certain properties
bounded by
Continental, Elliot,
Tyler and
Klingerman.

Area 2
(18.2 acres)

Certain properties
on the east side of
Rockwell south of
Valley; Certain
properties on the
south side of Olney
east of Gibson.

Area 3
(6.64 acres)

Certain properties
on the south side of
Lower Azusa
between the Home
Depot Center and
Shirley.

Proposed Change

Purpose

Change the Zoning Map from
General Manufacturing (M-2) to
Light Manufacturing (M-1).

The General Plan calls for the
City’s Northwest Industrial
District be developed with
large industrial projects that
create quality jobs.

Change the Zoning Map from M-1 to
M-2.

Areas 1 and 2 include smaller
properties outside the City’s
Northwest Industrial District.
Area 3 is located within the
City’s Northwest Industrial
District.

Existing Land Uses

Industrial and office uses.
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Table 3 – Zoning Map Areas (continued)
Area

Location

Area 4
(0.44 acres)

Property northwest
of Mountain View
and Peck.

Area 5
(6.48 acres)

Properties on the
north side of
Ramona between
Orchard and peck;
Certain properties
bounded by
orchard, Pine,
Montecito and Iris.

Area 6
(0.76 acres)

Area 7
(8.94 acres)

Proposed Change

Change the Zoning Map from
Limited Commercial (C-1) to
Neighborhood Commercial (C-2).

Over the past 15 years,
several corridors of the City
were rezoned to Mixed/
Multiuse (M/MU). As a result,
there were few remaining
properties zoned C-1.

Religious facility.

In Chapter 17.14 of the Zoning
Code has consolidated the C-1
and C-2 zoning districts into
the C-2 zoning district.
Restaurant use.

Change the Zoning Map from
Medium-density Multiple-family
Portion of property
Dwelling (R-3) to General
facing Eunice (has a
Commercial (C-3) (the General Plan
Valley address).
Map will also be changed to be
consistent).
Properties on both
sides of Valley west
of Baldwin.

Area 8
(15.76 acres)

Existing Land Uses
Retail center.

Properties northeast
of Santa Anita and
West Hondo.

Properties on south
side of Garvey
between Mountain
View and Valley;
Properties on south
side of Valley
between Cogswell
and Durfee.

Purpose

Change the Zoning Map from the
Heavy Commercial (C-4) to C-3.

Property is developed with a
commercial use and is more
suitable as C-3.

Over the past 15 years,
several corridors of the City
were rezoned to M/MU.
As a result, there were few
remaining properties zoned
C-4.

Motel use.

Hotel, retail and service
uses.

Shopping center, retail and
In Chapter 17.14 of the Zoning service uses.
Code has consolidated the C-3
and C-4 zoning districts into
the C-3 zoning district.
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Table 3 – Zoning Map Areas (continued)
Area

Location

Proposed Change

Purpose

Existing Land Uses

Area 9
(0.31 acres)

Two properties on
east side of Meeker
between Asher and
Peck.

Change the Zoning Map from C-4
to C-3.

See the response for Area 8.

School facility.

Area 10
(18.9 acres)

Majority of
properties bounded
by Ramona,
Railroad, Peck and
Valley.

Change the Zoning Map from C-1,
C-2 and C-4 to C-3.

Majority of properties are
large, located along a Major
Arterial and are more suitable
as C-3.

Shopping center, school
facility, City Hall, office,
retail and residential uses.

Area 12
(0.99 acres)

Properties northeast
and southeast of
Baldwin and Loftus.

Change the Zoning Map from C-3 to
High Density Multiple-family Dwelling
(R-4) (the General Plan Map will also
be changed to be consistent).

Housing Element
Implementation. Property may
be developed with housing.

Two (2) vacant properties
and a service station.

Area 15
(5.72 acres)

Certain properties
on both sides of
Peck between
Magnolia and
Schmidt.

Area 16
(3.84 acres)

West side of Arden
between Valley and
Railroad.

Area 17
(5.40 acres)

Certain properties
on both sides of
Durfee north of
Magnolia.

Portion of
Area 18
(1.86 acres)

Certain properties
Change the Zoning Map from R-3 to
near the intersection
C-2 (the General Plan Map will also
of Lower Azusa and
change to be consistent).
Cedar.

Change the Zoning Map from C-3 to
C-2 (the General Plan Map will also
change to be consistent).

Change the Zoning Map from M-1 to
M/MU (the General Plan Map will
also change to be consistent).

Majority of properties are
shallow and are more suitable
as NC.

Mix of service, retail and
residential uses.

Properties are shallow, along a
Secondary Arterial and are
more suitable as NC.
Housing Element
Implementation. Properties
may be developed with
housing.

Industrial uses.

Allows the intersection to be a
“neighborhood node” with
retail and office uses.

Mix of retail, office and
residential uses.
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Table 3 – Zoning Map Areas (continued)
Area

Location

Proposed Change

Purpose

Existing Land Uses

Area 19
(4.76 acres)

Certain properties
on both sides of
Santa Anita
between Mildred
and Garvey.

Change the Zoning Map from C-1 to
C-2 (the General Plan Map will also
change to be consistent).

See the response for Areas 4,
5 and 6.

Mix of retail and service
uses.

Area 20
(6.18 acres)

Certain properties
on both sides of
Santa Anita
between Mildred
and Garvey.

Change the Zoning Map from C-1 to
M/MU (the General Plan Map will
also change to be consistent).

Housing Element
Implementation. Properties
may be developed with
housing.

Office uses and a religious
facility.

Portion of
Area 21
(2.45 acres)

Properties on the
south side of
Ramona east of
Ferris.

Change the Zoning Map from C-3 to
C-2 (the General Plan Map will also
change to be consistent).

Properties are shallow, along a
Mix of retail, service and
Secondary Arterial and are
office uses.
more suitable as NC.

Area 22
(0.75 acres)

Properties on the
southeast and
southwest of
Ramona and
Cogswell.

Change the Zoning Map from
Commercial Office (C-O) to C-2.

Allows the intersection to be a
“neighborhood node” with
retail and office uses.

Retail uses and a service
station.

Area 23
(3.54 acres)

Properties on both
sides of Baldwin
between Rose and
Bessie.

Change the Zoning Map from C-3 to
R-4 (the General Plan Map will also
change to be consistent).

Use is currently legal nonconforming. Change to R-4
would make use conforming.

Baldwin Rose Affordable
Housing project.

Area 24
(3.10 acres)

Certain properties
on both sides of
Tyler between
Ramona and
Amador.

Change the Zoning Map for property
on Nevada from C-3 to R-3.

Adjacent properties are
residential. Property is more
suitable as R-3.

Single-family residential
uses.

Change the Zoning Map for
properties on Tyler from C-3 to C-2.

Properties are shallow, along a
Secondary Arterials and are
Senior housing complex.
more suitable as C-2.
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Table 3 – Zoning Map Areas (continued)
Area

Location

Proposed Change

Purpose

Existing Land Uses

Area 24
(continued)
(3.10 acres)

Certain properties
bounded by
California, Walnut,
Utah and Brockway.

Change the Zoning Map for
properties on Brockway from Onefamily Dwelling (R-1) and R-4 to R-3.

Properties are occupied by a
religious facility and residential
uses. Surrounding properties
are zoned R-1.

Religious facility and
residential uses.

Area 25
(2.34 acres)

Certain properties
on both sides of
Baldwin between
Valley and Rose.

Change the Zoning Map from C-3 to
C-2 (the General Plan Map will also
change to be consistent).

Properties are shallow and are
more suitable as C-2.

West side of Baldwin:
service and retail uses.
East side of Baldwin:
residential uses.

Area 26
(2.65 acres)

Two properties on
Hallwood and
Cherrylee east of
Change the Zoning Map from R-1C
Peck; two properties
to R-1B.
on Hammill between
Hemlock and Rio
Hondo.

Properties are surrounded by
properties zoned R-1B.

Single-family residential
uses.

Summary of Map Updates | 9

ATTACHMENT 6
PLANNING COMMISSION RESOLUTION NO. 6333
CA NO. 800 (BUILDING AND CONSTRUCTION) OF THE EMMC
CA NO. 801 (ZONING) OF THE EMMC
SPA NO. 01-22 (GATEWAY SPECIFIC PLAN AND DOWNTOWN SPECIFIC PLAN)

RESOLUTION NO. 3633
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE
OF CALIFORNIA, RECOMMENDING THE CITY COUNCIL
ADOPT A NEGATIVE DECLARATION AND AN ORDINANCE
TO APPROVE CODE AMENDMENTS TO REPEAL AND
REPLACE IN THEIR ENTIRETY TITLE 15 (BUILDING AND
CONSTRUCTION) AND TITLE 17 (ZONING) OF THE EL
MONTE MUNICIPAL CODE AND A SPECIFIC PLAN
AMENDMENT TO UPDATE THE 60-ACRE GATEWAY
SPECIFIC PLAN AND 115-ACRE DOWNTOWN MAIN
STREET TRANSIT-ORIENTED SPECIFIC PLAN
WHEREAS, in May 2021, City of El Monte (the “City”) Planning Division staff
initiated the following for consideration by the Planning Commission and City Council:
• Code Amendment (CA) No. 800 – To update Title 15 (Building and
Construction Code) of the El Monte Municipal Code (EMMC);
• CA No. 801 – To update Title 17 (Zoning) of the EMMC;
• Specific Plan Amendment (SPA) No. 01-22 – To update the 60-acre
Gateway Specific Plan (SP-1) and the 115-acre Downtown Main Street
Transit-Oriented District Specific Plan (the “Downtown Specific Plan”)
(SP-4); and
• General Plan Amendment (GPA) No. 02-22 and Zone Change (ZC) No. 0322 – to change the land use designation and/or zoning for 26 areas of the
City with a total area of 141.78 acres.
WHEREAS, the Planning Commission will consider GPA No. 02-22 and ZC No.
03-22 at a future Planning Commission public hearing;
WHEREAS, the City Council will consider all the entitlements concurrently at a
future public hearing;
WHEREAS, CA No. 800 and CA No. 801 will affect all properties in the City;
WHEREAS, SPA No. 01-22 will affect all properties within the 60-acre Gateway
Specific Plan (roughly bounded by Main Street to the north, Santa Anita Avenue to the
east, the I-10 San Bernardino Freeway south and the Rio Hondo River to the west) and
within the 115-acre Downtown Specific Plan (roughly bounded by the railroad to the north,
Ramona Boulevard to the south and Santa Anita Avenue to the west);
WHEREAS, “Exhibit No. 1” is the draft City Council Ordinance, which includes
Title 15 (Building and Construction) of the EMMC, Title 17 (Zoning) of the EMMC, the
Gateway Specific Plan and the Downtown Specific Plan as exhibits;
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WHEREAS, the City has not completed a comprehensive update to its Zoning
Code in over 40 years, resulting in a patchwork of zoning districts, land uses, definitions
and development standards;
WHEREAS, the City adopted the Gateway Specific Plan in 2007, with only minor
amendments completed in the past 15 years. The City adopted the Downtown Specific
Plan in 2017, which has never been amended;
WHEREAS, Program No. 5 of the 2021-2029 General Plan Housing Element calls
for the City to complete a comprehensive update of its Zoning Code. The City’s Regional
Housing Needs Allocation (RHNA) calls for the construction of up to 8,502 residential
units. The proposed Zoning Code and Specific Plan updates incorporate development
standards, policies and incentives to foster the development of a variety of residential
project types and reduce development constraints to help meet the housing needs of the
community;
WHEREAS, the Planning Commission held eight (8) Study Sessions from August
2021 through January 2022 to discuss and provide direction regarding key Chapters of
the Zoning Code update and also held a public meeting during the environmental
circulation period. In addition, Planning Division staff met with the City Council
Development Ad-Hoc Committee five (5) times since June 2021 to discuss the updates
and solicit direction;
WHEREAS, the City conducted public outreach to seek public input which included
stakeholder interviews, a community survey, a community workshop and a meeting with
the Chamber of Commerce Board of Directors;
WHEREAS, public comments and direction received from the Planning
Commission and the City Council Development Ad-Hoc Committee regarding the topics
discussed have been incorporated into the proposed Zoning Code update;
WHEREAS, the proposed Zoning Code update includes a new format intended to
facilitate ease of use by reorganizing Divisions and Chapters, updating definitions,
clarifying or revising language to limit misinterpretation, as well as, revising and adding
exhibits/figures to better depict regulations and/or standards; and
WHEREAS, the proposed Zoning Code update incorporates recent trends in
planning and development and changes in State Law, including updates to regulations
pertaining to parking, landscaping, density bonus, Accessory Dwelling Units (ADUs),
urban dwellings and urban lot splits;
WHEREAS, the draft updated Zoning Code was made available for public review
beginning on March 28, 2022;
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WHEREAS, the Planning Commission has carefully considered all pertinent
testimony, the recommendation of Planning Division staff and the staff report and
presentation offered at a public hearing on May 10, 2022.
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 requirements of the
California Environmental Quality Act (CEQA) of 1970, as amended, an Initial Study (IS)
was prepared for the project. The IS determined that there would be less than significant
environmental impacts on the environment. Therefore, a negative Declaration (ND) has
been prepared, with no mitigation measures. Key environmental categories evaluated
included aesthetics, air quality, energy, greenhouse gas emissions, hazards and
hazardous materials, land use and planning, noise, population and housing, recreation
and transportation. The IS/ND and supporting documentation were available for public
review from March 28, 2022 to April 26, 2022. No written or oral comments were received
on the environmental document.
SECTION 2 – CODE AMENDMENT NO. 800 AND NO. 801 FINDINGS. All
necessary findings to approve the Code Amendments to Titles 15 (Building and
Construction) and 17 (Zoning) can be made in a positive manner and are as follows:
A. The Amendments will not be detrimental to the public health, safety or welfare or
injurious to the City.
Finding of Fact:
Title 15 (Building and Construction) – The Amendment calls to adopt the 2020 Los
Angeles County Building Code in its entirety. In addition, the Certificate of
Occupancy Chapter is moved from Title 17 to Title 15 of the EMMC. The Chapter
is fully updated and its flow is now consistent with Title 17’s Zoning Clearance
Chapter. Adoption of the new Building Code will provide stricter construction
standards that will further improve public health, safety and welfare of the City.
Title 17 (Zoning) – The Amendment calls for numerous updates that will maintain
or improve public health, safety and welfare of the City. This includes the following
examples:
• Division No. 1 (Introduction) – Ability to revoke any permit provided certain
findings can be made; Process to change an approved project; Process to
measure distances from property lines, uses and structures; and limitations
on expanding nonconforming uses;
• Division No. 2 (Residential Zoning Districts) – Limits the types of
nonresidential uses permitted; preserves equestrian uses when appropriate;
and Increases setback and height requirements for multiple-family structures
adjacent to single-family zoning districts;
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• Division No. 3 (Multiuse Zoning District) – Limits commercial uses that may
be inconsistent with a mixed-use environment with residential uses;
Increases setback and height requirements for structures adjacent to
residential zoning districts;
• Division No. 4 (Commercial and Manufacturing Zoning Districts) – Limits
commercial uses that have the potential for greater traffic or noise to the
General Commercial (C-3) and Manufacturing (M-1 and M-2) zoning
districts; Limits industrial uses that have the potential for greater truck traffic,
noise, odor or other impacts to the General Manufacturing (M-2) zoning
district; limits multiple-family housing in nonresidential zoning districts to the
Office Commercial (C-1), Neighborhood Commercial (C-2) and certain
properties within the General Commercial (C-3) zoning districts; and
Increases setback and height requirements for structures adjacent to
residential zoning districts;
• Division No. 5 (Performance Standards) – This new Division establishes
performance standards to mitigate dangerous or objectionable environmental effects of proposed and existing uses and guard against activities,
uses and conditions that may adversely affect the health and safety or
residents, the community and the surrounding areas. This includes minimum
standards for the following: air quality; uses that generate cold, heat and
humidity; construction activities; discharges to the public sewer systems;
energy consumption; hazardous materials; noise; reflective surfaces; and
vibrations. In addition, it requires the recordation of Covenants, Conditions
and Restrictions (CC&Rs) or Maintenance Agreements for most new
projects to ensure the ongoing maintenance of properties;
• Division No. 6 (General Property Development Standards) – Limits heights
for structures adjacent to residential zoning districts; Regulates outdoor
display; Regulated outdoor lighting; Requires screening for roof mounted
and ground mounted equipment; Limits security bars and gates; and
Establishes design standards for walls and fences;
• Division No. 7 (Parking and Landscaping Regulations) – Allows for the
reduction of parking for properties in the Downtown; Allows for the sharing
of properties that have alternate parking peak needs; Requires electrical
vehicle parking spaces for nonresidential uses with standards greater than
those required by the State; and Requires bicycle parking spaces for
residential and nonresidential uses with standards greater than those
required by the State;
• Division No. 8 (Signage) – Limits signage in residential zoning districts;
Limits lighting for signs that face residential zoning districts; and Allows for
the abatement of nonconforming signs;
• Division No. 9 (Wireless) – No content changes are proposed;
• Division No. 10 (Affordable Housing) – No content changes are proposed;
• Division No. 11 (Regulations for Specific Uses) – This Division incudes
specific development and/or operational standards for many uses that has
the potential to negatively effect public health, safety or welfare. This
includes the following uses: home occupation businesses; mixed-use
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•

•
•
•

projects with residential; single-room occupancy; transitional uses; adult
entertainment establishments; alcohol sales businesses; alternative
financial establishments (e.g. check cashing); drive-thru businesses;
emergency shelters; low barrier navigation centers; pawnbrokers or
pawnshops; massage establishments; recycling facilities; secondhand
vendors; significant tobacco retailers; vehicle repair facilities; and vehicle
washing facilities;
Division No. 12 (Entitlements and Permits) – Increases the mailing radius
from 300 feet to 500 feet for General Plan Amendments, Zone Changes,
Conditional Use Permits, Variances and Design Reviews to increase the
number of people notified when new projects are proposed; and Establishes
the Zoning Review Committee to provide public review for projects or
adjustments to the Zoning Code that may impact the surround area, but not
at a high enough level to warrant review by the Planning Commission;
Division No. 13 (Specific Plans) – Increases the mailing radius for Specific
Plans and Specific Plan Amendments from 300 feet to 500 feet to increase
the number of people notified when new projects are proposed;
Division No. 14 (Design Guidelines) – No changes are proposed; and
Division No. 15 (Definitions) – Provides a clear definition for every use listed
in the Zoning Code. This will reduce the possibility of approving a use without
realizing the full list of potential impacts on the surrounding area.

B. The Amendments are consistent with the purpose, goals and policies of the City’s
General Plan.
Finding of Fact:
Title 15 (Building and Construction) – The Amendment calls to adopt the 2020 Los
Angeles County Building Code in its entirety. In addition, the Certificate of
Occupancy Chapter is moved from Title 17 of the EMMC to Title 15. Ensuring
projects use the most current Building Codes is consistent with the purpose of the
General Plan’s Public Health and Safety Element. Specifically, Policy PHS-1.1
states “Building Codes: Ensure that new and retrofitted buildings comply with the
most recently adopted City and State building codes governing seismic safety and
structural design to minimize the potential for damage, personal injury and loss
from earthquakes.”
Title 17 (Zoning) – The Amendment implements a significant number of General
Plan goals and policies. These are primarily found in the Community Design
Element, Land Use Element and Housing Element and includes the following:
Community Design Element
Goal CD-2 – Attractive commercial corridors exemplified by consistency of
hardscape, landscaping, signage, sidewalks and other treatments appropriate to
their context to foster a pleasant driving and pedestrian experience:

RESOLUTION NO. 3633 | 5

• CD-2.11 Sign Regulation. Beautify corridors by regulating the appearance
and placement of commercial signs, billboards, and utility lines and removing
or consolidating other distracting appurtenances wherever feasible to
present a unified corridor image;
• CD-2.13 Sign Context Sensitivity. Require appropriately scaled signs based
on different uses – clean monument signage for commercial centers;
informational signs for roadways; and smaller-scale, customized,
pedestrian-oriented signs for districts; and
• CD-2.14 Sign Quality. Prohibit signs that incorporate blinking or flashing
elements, pole structures, roof signs, or temporary lettering or structures;
require the use of high-quality materials, complementary colors and nondistracting lighting.
Goal CD-4 – High-quality architectural design of residential, commercial and
industrial buildings evidenced by thoughtful attention and balance of quality
materials, durability, aesthetics, functionality and sustainability concepts:
• CD-4.2 Building Scale. Reduce the bulk and perceived size of larger
buildings by dividing their mass into smaller parts, stepping down to adjacent
structures and using pedestrian-scale features;
• CD-4.3 Massing. Discourage single-plane massing by incorporating a variety
of rooflines, articulated wall planes and multiple forward and recessed walls;
• CD-4.6 Rooflines. Require rooflines of varied elevations and finished and
refined terminations (e.g. cornice, pediment, etc.) suited to the use of the
building;
• CD-4.7 Landscaping. Require lush and well-maintained landscaping
appropriate the structure and its use and context in a manner that meets
community expectations for quality; and
• CD-4.8 Parking and Garages. Parking and garages should be designed to
fulfill their function without detracting from the aesthetic quality of the building
face viewed by the public.
Goal CD-7 – A modern, clean industrial park that provides opportunity for
investment and commerce and is denoted by its clean, attractive and wellmanaged environment compatible with surrounding residential neighborhoods:
• CD-7.12 Landscaping. Require landscaping on industrial sites to present a
refined image of a modern industrial park, reduce the perceived mass of
structures, and provide buffers to adjacent uses;
• CD-7.13 Loading. Require site loading and service areas to be as far as
possible from the streetfront and ensure that such uses are adequately
screened with high-quality articulated walls, trees, and other landscaping to
present a clean finish to passersby;
• CD-7.14 Parking. Parking and paved areas should not be the dominant view
of the industrial site; encourage employee and truck parking be placed to the
side or behind the facility so that the dominant feature is the building
architecture and landscaping frontage; and
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• CD-7.15 Operational Impacts. Promote a clean industrial park image and
reduce the impact of uses on neighboring properties or residences by
adhering to the following considerations:
o Screen parking, storage, and service areas from public view with
landscaped walls, berms, and appropriate landscaping;
o Reduce the impact of industrial uses on adjacent properties with walls
and landscaping, locating service, delivery, and loading areas far from
adjacent uses and public streets; and
o Require mitigation of noise, odor, lighting, and other impacts from
affecting adjacent residential neighborhoods.
Goal CD-8 – Attractive, vibrant and convenient commercial centers that convey a
quality shopping experience through the careful application of land use, site
design, design policies and architectural standards:
• CD-8.4 Parking. For internal parking areas, provide ample landscaping using
landscaped bays, shade trees, and clearly delineated pedestrian routes with
shade trees and landscaping along walkways that allow easy and safe
passage to retail uses;
• CD-8.7 Landscaping. Require landscaping to define building entrances, key
activity hubs, focal points and the street edge; provide screening for
unattractive/unsightly service areas; and serve as buffers between
neighboring uses;
• CD-8.8 Signage. Within commercial centers, encourage high-quality
signage (e.g. wall signs, raised letter signs, projecting double-faced signs,
customized logos) and distinct styles that complement building architecture;
signage should not be uncoordinated or present a cluttered image;
• CD-8.9 Lighting. Lighting fixtures should be compatible with the building
architectural design. Accent lighting of buildings and landscape is
encouraged, such as the use of shaded gooseneck lights, indirect lighting,
cove lighting or "wall washing," rim lighting or eaves, and overhead down
lighting;
• CD-8.10 Walls and Fencing. Require only high-quality fencing and preferably
articulated walls with quality natural looking materials that demarcate
buildings; prohibit chain-link fencing, solid unarticulated block walls and
other low-quality materials that may sacrifice aesthetics for functionality;
• CD-8.11 Condominium Associations. Require developers/owners that wish
to subdivide commercial centers into individually-owned properties to create
condominium associations that can address common land use and
operational issues and allow the City to negotiate with a single entity;
• CD-8.12 Conditions for Operation. Enforce, through development
agreements or other discretionary approval process, requirements for
property maintenance and a legal and financial means for enforcing
compliance with City codes and regulations; and
• CD-8.16 Mixed/Multiuse Projects. Require all new residential, commercial,
and mixed-use projects proposed in minor and major nodes to conform in
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project design to mixed/multiuse overlay zone or subsequent corridor
implementation plan when drafted.
Goal CD-9 – Quality neighborhoods evidenced by distinct identities; focal points
that provide recreation and social opportunities; attractive streetscapes that
accommodate autos, pedestrians, and cyclists; and attractive and well-designed
residential projects that improve property values:
• CD-9.7 – Single-Family Housing. Require that single-family detached and
attached housing be well designed to assure a high level of neighborhood
quality in consideration of the following:
o Avoidance of box-like structures through the articulation and
modulation of building elevations, variation of rooflines and features
to create visual interest;
o Quality architectural design treatment of all elevations that are visible
from public places and adjacent private residences;
o Minimize paving for driveways and parking areas in front yard
setbacks; and
o Encourage street-facing architecture by placing entries, porches and
windows at the front of the residence and connecting them to the
sidewalk by a pathway.
• CD-9.8 – Multiple-Family Housing. Require that new multifamily residential
projects be designed to convey a high level of visual and physical quality and
distinctive neighborhood character in consideration of the following
principles:
o Architectural treatment of building elevations and modulation of mass
to convey the character of separate units, avoiding the sense of a
singular building mass and volume;
o Incorporation of usable and functional private open space for each
unit and common open space that creates a pleasant living
environment and attractive locations for recreation; and
o Reduce the visual impact of parking through consolidated parking,
shared driveways, lane-accessed designs, landscape buffers and
other techniques.
Land Use Element
Goal LU-1 Compatible residential, commercial, and industrial development that is
sensitively integrated with existing development and neighborhoods and
minimizes impacts on surrounding land uses:
• LU-1.2 Mitigation. Require new uses to provide buffers between existing
uses where potential adverse impacts could occur, such as decorative walls,
setbacks and landscaping, restricted vehicular access, parking enclosures
and lighting control;
• LU-1.4 Heavy Industry. Within proximity to sensitive land uses, limit
development or expansion of industrial, manufacturing, and distribution uses
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that create toxics, air pollutants, vehicular and truck traffic, or present other
public health and safety hazards; and
• LU-1.7 Residential Compatibility. Discourage duplexes, triplexes,
quadplexes and apartments from being constructed in predominantly singlefamily residential neighborhoods to preserve the character and integrity of
neighborhoods.
Goal LU-2 – Revitalization and redevelopment of residential, commercial and
industrial areas through the sensitive integration of infill development, elimination
of blight, and master planning efforts:
• LU-2.1 – Underutilized Uses. Facilitate and increase the concentration of
commercial and industrial uses to activity centers, major intersections and
other focused areas;
• LU-2.2 – Midblock Residential. Introduce midblock residential uses, such as
mixed/multiuse housing, condominiums, apartments and live-work units to
stimulate the revitalization and reuse of major corridors and removal of
underused and incompatible uses; and
• LU-2.4 – Planning Tools. Utilize specific plans, planned developments and
specialized zoning districts to foster cohesive and well-designed residential,
mixed-use, commercial, and industrial districts. This can be applied to large
vacant lands or for the reuse of existing properties or for a district/ subdistrict.
Goal LU-7 – Establish a diversified district of sustainable manufacturing,
distribution, and technology-oriented business that provides opportunity for
investment, entrepreneurship and significant creation of well-paid jobs in a
sustainable environment that minimizes traffic impacts, promotes a clean
environment, ensures long-term vitality and strengthens neighborhoods:
• LU-7.3 – Prohibited Land Uses. Prohibit industrial uses that use, store,
produce, or transport toxic and hazardous materials; generate unacceptable
levels of air or noise pollution; or result in other adverse impacts within
proximity to residences; and
• LU-7.15 – Land Use Buffers. Require developers and property owners to
mitigate the negative impacts (e.g. noise, air quality, traffic, etc.) of their
nonresidential operations that materially affect the quality of life of
neighboring residential areas as a precondition to expansion, relocation or
operation of nonresidential uses.
GOAL LU-9 – Recreate vibrant commercial corridors with the introduction of a mix
of higher density residential uses, sensitively integrated commercial uses
concentrated at critical nodes and tree-lined streetscapes that are aesthetically
pleasing, encourage walking, and inspire community pride:
• LU-9.1 – Corridor Reuse. Promote the reuse of strip commercial and
industrial corridors by consolidating retail and commercial uses into activity
nodes and transitioning intervening areas for midblock residential or
mixed/multiuse developments;
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• LU-9.2 – Housing Types. Sensitively integrate higher density residential
uses (e.g., townhomes, stacked units, live-work, etc.) along Peck Road and
Durfee Avenue. Incorporate urban density residential uses along Garvey
Avenue and at Five Points;
• LU-9.3 – Prohibited Uses. Prohibit industrial and commercial uses along
major corridors that detract from residential neighborhoods and adjacent
residential uses; and
• LU-9.8 – Lot Consolidation. Develop a sliding scale of residential densities –
i.e. the larger the property or the greater the number of merged parcels, the
greater the residential density, as permitted per the Land Use Plan for
mixed/multiuse and urban/multiuse housing.
2021-2029 Housing Element
Goal H-2 – Adequate sites for new housing that create a vibrant downtown,
revitalize transportation corridors with quality housing, and motivate reinvestment
and revitalization in neighborhoods.
• H-2.1 – Housing Sites. Provide adequate sites through land use, zoning, and
specific plan designations to allow single-family homes, multi-family homes,
Accessory Dwelling Units (ADUs), urban housing, mixed-use housing,
mobile homes and special needs housing.
• H-2.4 – Urban Housing. Provide zoning designations necessary to develop
urban housing at high densities along Garvey Avenue Corridor and the 5Points Area, providing for linkages to transit, commercial activity and
communities like parks and recreation centers.
• H-2.5 – Major Corridors. Direct the production of quality mixed/multiuse
projects along major corridors Durfee Avenue, Peck Road, and Garvey
Avenue to allow for efficient land use practices, improved mobility and
energy conservation.
• H-2.6 – Work/Live and Live/Work. Provide opportunities for work/live and
live/ work housing in the Downtown Core, along major corridors and within
the Flair Business Park.
• H-2.9 – Neighborhood Protection. Protect established single-family
neighborhoods, through measures including use of zoning standards and
objective design standards, from the transition, intensification and
encroachment of nonresidential uses and higher density housing that
detracts from the character of the neighborhood.
• H-2.10 – Transit Oriented Development (TOD) Housing. Support the
development of TODs, which contains a variety of mixed-use projects
vertically or horizontally integrated with commercial, professional,
entertainment and recreational uses.
Goal H-3 – A diversity of quality housing types and prices that meet the needs of
residents, support the economic development and revitalization, and provide
opportunities for residents of all ages and income levels:
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• H-3.7 – Diverse Housing. Support the production of varied housing types,
including single-family, townhomes, apartments and special needs housing
that are priced at levels affordable to all income levels;
• H-3.8 – Unique Housing. Permit and encourage the construction of
innovative housing types, such as tiny, shipping container, modular,
earth/green roof and wood pallet houses; and
• H-3.9 – Development Standards. Provide zoning, development standards
and appropriate regulatory incentives to facilitate quality live-work, mixed
use and other housing suited to different lifestyle needs.
Goal H-4 – Adequate rental, homeownership, and supportive services to
individuals, families, and those with special needs that will help them find and
maintain affordable housing in the community:
• H-4.4 – Homeless People. Support adequate opportunities for emergency,
transitional, and permanent supportive housing, including services, within El
Monte through the implementation of land use and zoning practices and
monitoring through permitting procedures.
Program H-5 – Incorporate the following items as part of the Comprehensive
Zoning Code updates:
• Permits multiple-family residential projects be approved “by-right” (i.e. no
CUP);
• Fully updates the Planned Residential Development (PRD) Chapter of the
Zoning Code, to allow the flexible use of zoning standards for larger projects;
• Incorporate minimum densities for residential-only projects and mixed-use
project with housing located in commercial zoning districts;
• Reduce parking and open space requirements for residential project that are
developed at higher densities;
• Incorporate tables, graphics and illustrations to make the document easier
for the public to navigate;
• Include a Floor Area Ratio (FAR) bonus for multiple-family residential
projects that incorporate items such as affordable units, environmental
benefits, open space amenities and quality design;
• Require mixed-use project in the Mixed/Multiuse (M/MU) zoning district to
have a minimum 50 percent of the floor area to be residential;
• Remove the public hearing requirement for projects where 20 percent or
more of the units are reserved for lower or very low-income households;
• Review the Accessory Dwelling Unit (ADU) and Urban Dwellings Section to
ensure full compliance with state law;
• Review the Density Bonus Chapter to ensure full compliance with state law;
and
• Incorporate recent state laws including Assembly Bill 101 (Low Barrier
Navigation Center), Assembly Bill 139 (Emergency and Transitional
Housing), Assembly Bill 2162 (Supportive Housing) and Assembly Bill 1783
(Employee and Group Housing).
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SECTION 3 – SPECIFIC PLAN AMENDMENT NO. 01-22 FINDINGS. All
necessary findings to approve the Specific Plan Amendments to SP-1 (Gateway Specific
Plan) and SP-4 (Downtown Specific Plan) can be made in a positive manner and are as
follows:
A. The subject properties proposed for the Specific Plan Amendments has unique
characteristics such as topography, location, size or surroundings that are
enhanced by special land use and development standards.
Finding of Fact:
Gateway Specific Plan
The boundaries for the 60-acre Gateway Specific Plan remain unchanged and the
characteristics that supported establishing the Specific Plan in 2007 remain in
place. The Gateway area is unique as its centerpiece is the El Monte Bus Station,
the largest bus station in the United States west of Chicago. The station was
replaced and nearly doubled in size in 2012. The Specific Plan’s four (4) Subareas
remain the same: Mixed-use (along Santa Anita Avenue); Transit (around the Bus
Station); River (the triangular shaped property west of the Rio Hondo River) and
Park/Open Space (including Fletcher Park and the Pioneer Park area).
Downtown Specific Plan
The outer boundaries for the 115-acre Downtown Specific Plan remain unchanged
and the characteristics that supported establishing the Specific Plan in 2017
remain in place. The Downtown area is unique as it includes Main Street, which
is the historic heart of El Monte. In addition, the area is bounded by two (2) major
transportation hubs – the El Monte Bus Station and the El Monte Metrolink Station.
The Specific Plan’s four (4) Subareas remain the same: Main Street (along Main
Street); Zócalo (just south of Main Street); Station (the areas adjacent to the
Metrolink Station and across the street from the Bus Station); and Monte Vista
(along Ramona Boulevard and portions of Valley Boulevard). Several adjustments
are proposed within the Subareas: the two (2) small properties west of Santa Anita
Avenue are now part of Monte Vista; the properties on the south side of Main Street
between Santa Anita Avenue and Granada Avenue are now part of the Main Street
Subarea; and Lexington Avenue is now the boundary line between Station and
Zócalo Subareas.
B. The Specific Plan Amendments result in the development of desirable character
and use types that will be compatible with the surrounding area and provides
effective buffering from adjacent uses as found necessary.
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Finding of Fact:
Gateway Specific Plan
The overall character and mix of use types will remain in place. This includes
developing a highly urban character centered around the El Monte Bus Station and
along the I-10 Freeway. Commercial uses will focus along Santa Anita Avenue and
the Freeway and high density will be focused on the interior of the area. Enhancing
existing open space areas and connecting to the Emerald Necklace remain a
significant priority.
Downtown Specific Plan
The overall character and mix of use types will remain in place. This includes
maintaining a small-town feel along Main Street and permitting multi-story urban
housing in the Station Subarea closest to transit. The “good neighbor” policy
requiring lower building heights and landscaping for properties adjacent to
residential zoning district remains in place.
C. The Specific Plan Amendments contributes to a balance of land uses throughout
the City.
Finding of Fact:
Gateway Specific Plan
The Gateway Specific Plan calls to establish a vibrant, mixed-use urban activity
center in the City. Objectives of the Specific Plan include the following: creating a
model for TODs; encouraging sustainable design, improving open space and
recreational experiences; improving connectivity to the surrounding areas;
increasing the housing supply; and creating new jobs for the community. The
Amendment updates the list of permitted uses so they are consistent with those
listed and defined in the updated Zoning Code. Permitted uses continue to focus
on high density transit-oriented housing, destination retail development and
recreational uses. The vacant property west of the Rio Hondo River will remain
targeted for transportation related or industrial uses.
Downtown Specific Plan
The Downtown Specific is divided into four (4) Subareas: Main Street; Zócalo;
Station; and Monte Vista. In order to simplify the list of permitted uses, the Specific
Plan consolidates the Main Street and Zócalo Subareas, as they have very similar
characteristics. The Amendment updates the list of permitted uses so they are
consistent with those listed and defined in the updated Zoning Code. Permitted
uses continue to be focused on pedestrian-oriented retail, eateries, entertainment,
housing and office/service. Auto related uses are prohibited. This mix of uses is
highly consistent with what would be proposed for a TOD.
D. The Specific Plan Amendments are consistent with the purpose, goals and policies
of the City’s General Plan.
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Finding of Fact:
Gateway Specific Plan
The adoption of the Gateway Specific Plan in 2007 occurred prior to the completion
of the existing General Plan. Nonetheless, the Specific Plan’s implementation is
discussed in the Land Use and Economic Development Elements with the
following policies:
• LU-5.2 – Land Use: El Monte Gateway. Facilitate transit-oriented developments with a range of residential, commercial, hotel and recreational uses
that serve as destination points for the region and catalyst for the
revitalization of and investment in the Gateway area; and
• ED-5.1 – Economic Development: Retail Sales. Focus the El Monte
Gateway area on a socializing and entertaining retail experience targeted to
affluent clientele.
The 2021-2029 Housing Element also includes policies that support high density
housing in the Gateway Specific Plan. The City’s RHNA calls for the construction
of 1,190 units in the Gateway Specific Plan. Housing Element policies includes the
following:
• H-2.3 – Housing: Gateway Specific Plan. Continue to implement the
development envisioned for the Specific Plan, which calls for the
construction of urban housing with mix of apartments and ownerships units
for different income levels; and
• H-2.10 – Housing: Transit Oriented Development (TOD) Housing. Support
the development of TODs, which contains a variety of mixed-use projects
vertically or horizontally integrated with commercial, professional,
entertainment and recreational uses.
Downtown Specific Plan
The adoption of the Downtown Specific Plan in 2017 was a significant
implementation measure of the General Plan. Goals and policies include the
following:
Land Use Element
Goal LU-5 – Establish the Downtown as the mixed-use, mixed-income and cultural
heart of El Monte. Its historical role is augmented by new housing, business, parks,
cultural facilities, and transit-oriented development. The population is diverse, the
architecture is human scaled, and the character authentic.
• LU-5.1 Land Use Mix. Accommodate retail commercial, office, restaurant,
entertainment, civic, cultural and housing land uses in accordance with the
Land Use Plan’s designations and subdistrict boundaries as may be more
defined by a specific plan; and
• LU-5.3 Housing. Facilitate development of mixed/multiuse housing, including
transit-oriented development that provides housing options for persons of all
RESOLUTION NO. 3633 | 14

ages and income levels that enhances the customer base for downtown
business and activities.
Economic Development Element
Goal ED-5 – Expanding businesses and new businesses will invest in the
continued development and improvement of El Monte Main Street, creating a
thriving central place that defines the popular image of El Monte.
• ED-5.1 – Retail Sales. Focus El Monte Main Street on a small-town retail,
restaurant and entertainment destination; and
• ED-5.3 – Physical Environment. Create an attractive downtown business
environment by implementing the land use, design, and environmental
strategic actions set forth in the Downtown El Monte Main Street TransitOriented Specific Plan:
o Create a welcoming social environment with public spaces, outdoor
cafes, generous placement of street furniture and special events; and
o Introduce mixed-use housing and urban housing to generate both
daytime and nighttime spending supportive of retail.
The 2021-2029 Housing Element
The City’s RHNA calls for the construction of 1,777 units in the Downtown Specific
Plan (the highest of the ten (10) areas identified in the Element). Housing Element
goals and policies include the following:
Goal H-2 – Adequate sites for new housing that create a vibrant downtown,
revitalize transportation corridors with quality housing, and motivate reinvestment
and revitalization in neighborhoods.
• H-2.2 Downtown Core. Direct the production of new quality housing,
including mixed/multi-use and mixed-income housing along with appropriate
amenities, as appropriate, into the Downtown Core;
• H-2.4 Urban Housing. Provide zoning designations necessary to develop
urban housing at high densities along Garvey Avenue Corridor and the 5Points Area, providing for linkages to transit, commercial activity and
communities like parks and recreation centers;
• H-2.6 Work-Live and Live-Work. Provide opportunities for work-live and livework housing in the Downtown Core, along major corridors, and within the
Flair Business Park; and
• H-2.10 Transit-Oriented Housing. Support the development of the TOD,
which contains a variety of mixed-use projects vertically or horizontally
integrated with commercial, professional, entertainment, and recreational
uses.
SECTION 4 – APPLICATIONS REVIEWED BETWEEN THE PLANNING
COMMISSION RECOMMENDATION DATE AND THE EFFECTIVE DATE. The
Planning Commission and Modification Committee may review and consider applications
under the updated Zoning Code or Specific Plans prior to the effective date of Code
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Amendment No. 801, Specific Plan Amendment No. 01-22, General Plan Amendment
No. 02-22 and Zone Change No. 03-22. However, the applicant shall submit a “hold
harmless” letter that they fully understand that any approvals shall not be effective until
the Amendments are in effect. In addition, the letter shall state that they understand the
approvals shall be null and void if the Amendments are not approved or the Amendments
are revised in a way that would impact the approvals (where the use would not be
permitted or a development standard is no longer met). Furthermore, a condition of
approval shall also be added stating “this approval is contingent on the adoption of Code
Amendment No. 801, Specific Plan Amendment No. 01-22, General Plan Amendment
No. 02-22 and/or Zone Change No. 03-22.” The appeal period shall run with the Planning
Commission or Modification Committee decision date.
SECTION 5 – APPROVALS. The Planning Commission determines that the Code
Amendments and Specific Plan Amendment is in accordance with the California
Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines and does hereby
recommend the City Council adopt the Negative Declaration (ND) and adopt an ordinance
approving CA No. 800, CA No. 801 and SPA No. 01-22.
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SECTION 6 – PLANNING COMMISSION APPROVAL. The Secretary of the
Planning Commission of the City of El Monte, California, shall certify to the adoption of
this resolution.

Signature on file
Amy Wong, Chairperson
ATTEST:

Signature on file
Jason C. Mikaelian, AICP, Secretary
El Monte City Planning Commission

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason C. Mikaelian, 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. 3633 adopted by the Planning Commission of the City of El Monte, at a
special meeting by said Commission held on May 10, 2022 by the following votes to wit:
AYES:

Peralta, Nuno, Tamashiro and Wong

NOES:
ABSTAIN:
ABSENT:

Gonzalez

Signature on file
Jason C. Mikaelian, Secretary
El Monte City Planning Commission
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ATTACHMENT 7
PLANNING COMMISSION RESOLUTION NO. 6334
GPA NO. 02-22 (GENERAL PLAN LAND USE MAP)
ZC NO. 03-22 (ZONING MAP)

RESOLUTION NO. 3634
A RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF EL MONTE, COUNTY OF LOS ANGELES, STATE
OF CALIFORNIA, RECOMMENDING THE CITY COUNCIL
ADOPT A NEGATIVE DECLARATION AND A RESOLUTION
TO APPROVE A GENERAL PLAN AMENDMENT TO
CHANGE THE LAND USE DESIGNATIONS FOR 14 AREAS
OF THE CITY WITH A TOTAL AREA OF 52.45 ACRES AND
AN ORDINANCE TO APPROVE A ZONING MAP
AMENDMENT FOR 23 AREAS OF THE CITY WITH A TOTAL
AREA OF 126.73 ACRES
WHEREAS, in May 2021, City of El Monte (the “City”) Planning Division staff
initiated the following for consideration by the Planning Commission and City Council:
• Code Amendment (CA) No. 800 – To update Title 15 (Building and
Construction Code) of the El Monte Municipal Code (EMMC);
• CA No. 801 – To update Title 17 (Zoning) of the EMMC;
• Specific Plan Amendment (SPA) No. 01-22 – To update the 60-acre
Gateway Specific Plan (SP-1) and the 115-acre Downtown Main Street
Transit-Oriented District Specific Plan (SP-4);
• General Plan Amendment (GPA) No. 02-22 to change the Land Use
Designation for 14 Map Areas of the City with a total area of 52.45 acres;
and
• Zone Change (ZC) No. 03-22 – to change the zoning for 23 Map Areas of
the City with a total area of 126.73 acres.
WHEREAS, a total of 26 Map Areas of the City are requested to have their General
Plan Land Use Map designation and/or Zoning Map changed, with a total area of 141.78
acres;
WHEREAS, on May 10, 2022, the Planning Commission adopted Resolution No.
3633, recommending the City Council approve an Ordinance for CA No. 800, CA No. 801
and SPA No. 01-22 at a duly noted public hearing;
WHEREAS, the City Council will consider all the entitlements concurrently at a
future public hearing;
WHEREAS, the City adopted its current General Plan in 2011. Its Land Use
Element includes the Land Use Policy Plan (the “Land Use Map”), which has been
updated numerous times over the past decade. The Land Use Map includes land use
designations designating areas for residential, commercial, multiuse and industrial uses;
WHEREAS, the 2021-2029 General Plan Housing Element calls for the City to
update the General Plan Land Use Map designation and/or Zoning Map for certain
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properties. This is necessary for the City to meet its Regional Housing Needs Allocation
(RHNA) of 8,502 units;
WHEREAS, the City held a Community Workshop on October 20, 2021 to review
the proposed Code Amendments and map changes. Affected property owners were
notified of this meeting;
WHEREAS, the Planning Commission held a Public Meeting on April 12, 2022 to
review the environmental document and proposed map changes. Affected property
owners were also notified of this meeting;
WHEREAS, the Planning Division met with the City Council Development Ad Hoc
Committee five (5) times since June 2021 to discuss the proposed code amendments
and map changes;
WHEREAS, public comments and direction received from the Planning
Commission and the City Council Development Ad-Hoc Committee were factored in the
final recommended General Plan Land Use Map changes;
WHEREAS, the General Plan Land U*se Map changes and Zoning Map changes
were made available for public review beginning on March 28, 2022; and
WHEREAS, the Planning Commission has carefully considered all pertinent
testimony, the recommendation of Planning Division staff and the staff report and
presentation offered at a public hearing on May 24, 2022.
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 requirements of the
California Environmental Quality Act (CEQA) of 1970, as amended, an Initial Study (IS)
was prepared for the project. The IS determined that there would be less than significant
environmental impacts on the environment. Therefore, a negative Declaration (ND) has
been prepared, with no mitigation measures. Key environmental categories evaluated
included aesthetics, air quality, energy, greenhouse gas emissions, hazards and
hazardous materials, land use and planning, noise, population and housing, recreation
and transportation. The IS/ND and supporting documentation were available for public
review from March 28, 2022 to April 26, 2022. No written or oral comments were received
on the environmental document.
SECTION 2 – GENERAL PLAN AMENDMENT NO. 02-22 FINDINGS. All
necessary findings to approve the General Plan Amendment can be made in a positive
manner and are as follows:
A. The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City.
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Finding of Fact:
The Amendment will not be detrimental to the public health, safety or welfare of
the City. A total of seven (7) Map Areas will change the General Plan Land Use
Map designation from General Commercial (GC) to Neighborhood Commercial
(NC). Combined, they have an area of 28.46 acres, or 54.26 percent of all Map
Areas proposed to be changed. The NC designation is considered be less
impactful compared to the GC in all measurable areas, as it typically does not
permit uses that create excessive noise or traffic. In addition, building heights and
maximum floor area are lower in the NC. Three (3) Map Areas will change to make
the existing uses on the property conforming. Therefore, impacts on surrounding
areas will remain relatively unchanged.
Two (2) Map Areas will change as 2021-2029 General Plan Housing Element
implementation measures. Potential impacts were evaluated as part of the
Housing Element environmental document and found to be less than significant.
These changes will also allow for the construction of housing, which is identified
as a major goal of the City. One (1) Map Area will change from Office Commercial
(OC) to NC on a roadway which is designated a Major Arterial in the General Plan.
This change will make the properties consistent with the NC designation of the
properties to the north. The final Map Area will change from Medium Density
Residential (MDR) to NC to create a “neighborhood node.” This is not considered
a significant change, but instead will create an intersection with service uses and
small retail businesses to serve the surrounding residential areas.
B. The subject properties are physically suitable (including absence of physical
constraints, access, compatibility with adjoining land uses and/or provision of
utilities) for the requested/anticipated land uses/developments.
Finding of Fact:
Each of the proposed changes are supported based on the following:
• Portion of Map Area 7 (0.32 acres) – From Medium Density Residential
(MDR) to General Commercial (GC) – The property is currently developed
with a commercial use and is more suitable as GC;
• Map Area 11 (4.70 acres) – From GC to Neighborhood Commercial (NC) –
Properties on the western half are double fronted and face a residential
zoning district. Properties on the eastern half are shallow. All are more
suitable for NC;
• Map Area 12 (0.99 acres) – From GC to High Density Residential (HDR) –
Housing Element Implementation measure, so property can be developed
with housing;
• Map Area 13 (5.00 acres) – From GC to NC – Property is adjacent to a
residential zoning district. More suitable for NC;
RESOLUTION NO. 3634 | 3

• Map Area 14 (0.74 acres) – From GC to NC – Properties to the west and
south are NC. Properties are along a Secondary Arterial and are more
suitable for NC;
• Map Area 15 (5.72 acres) – From GC to NC – Majority of the properties are
shallow and are more suitable as NC – Having the properties as NC will also
create a transition between the GC to the north and MDR to the south;
• Map Area 16 (3.84 acres) – From GC to NC. Properties are shallow, along
a Second Arterial and are more suitable as NC;
• Map Area 17 (5.40 acres) – From Industrial/Business Park (I/BP) to
Mixed/Multiuse (M/MU) – Housing Element Implementation measure, so
properties can be developed with housing;
• Map Area 18 (3.03 acres) – From MDR to NC – Allows the intersection to be
a “neighborhood node” with retail and office uses;
• Portion of Map Area 19 (2.53 acres) – From Office Commercial (OC) to NC
– Properties to the north are NC and this will extend the NC area to the south
– Properties are more suitable as NC;
• Map Area 20 (6.18 acres) – From Low Density Residential (LDR), MDR and
OC to M/MU – Housing Element Implementation measures, so properties
can be developed with housing;
• Map Area 21 (6.12 acres) – From GC to NC – Properties on the western half
are shallow and more suitable for NC – Properties to the east are a Housing
Implementation measure so properties can be developed with housing –
Having the properties as NC will also create a transition between the GC and
M/MU to the west and OC to the east;
• Map Area 23 (3.54 acres) – From GC to HDR – Housing Element
Implementation measure – Affordable housing project is currently legal
nonconforming – Changing to HDR will make the housing conforming; and
• Map Area 25 (2.34 acres) – From GC to NC – Properties are shallow and
are more suitable as NC – Changing to NC will also create a transition
between the HDR to the north and GC to the south.
C. The Amendment is consistent with the purpose, goals and policies of the City’s
General Plan.
Finding of Fact:
Descriptions of the City’s General Plan Land Use Map designations include the
following:
• Medium Density Residential (MDR) – Is intended for apartments and
planned residential developments at a density of up to 14 units per acre;
• High Density Residential (HDR) – Is intended for townhouses, apartments,
planned residential developments and senior housing at a density of up to
25 units per acre;
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• Mixed/Multiuse (M/MU) – This designation allows mixed/multiuse housing
with densities of up to 35 units per acre. The scale, size and mix of land uses
vary based on the location and character of surrounding land uses;
• Office Commercial (OC) – Accommodates low-scale two-story professional
offices in areas where such development may serve as a buffer between
less compatible uses. Professional, medical, and financial offices and
institutions are the intended uses;
• Neighborhood Commercial (NC) – Provides for convenient, smaller-scale
retail businesses in close proximity to neighborhoods. Permitted uses
include small commercial businesses (grocers, laundromats, drug stores,
etc.) that meet the immediate needs of local residents and do not generate
substantial volumes of traffic; and
• General Commercial (GC) – Designated for a wide range of retail and service
commercial uses to serve the community and the region. This includes a
wide range of retail businesses, auto dealerships, hotels, personal services,
food and beverage establishments and professional offices. Are primarily
located along major corridors.
As noted above, each of the proposed changes to the Map Areas will be consistent
with the goals and objectives of the General Plan. The General Plan calls to
preserve and protect residential neighborhoods. Many of the proposed changes
will reduce the intensity of commercial corridors from GC to NC. These new NC
corridors abut residential neighborhoods. Other proposed changes are 2021-2029
General Plan Housing Element implementation measures.
SECTION 3 – ZONE CHANGE NO. 03-22 FINDINGS. All necessary findings to
approve the Zoning Map Amendments can be made in a positive manner and are as
follows:
A. The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City.
Finding of Fact:
The Amendment will not be detrimental to the public health, safety or welfare or
injurious to the City. The first two (2) Map Areas will have their Zoning Map change
from General Manufacturing (M-2) to Light Manufacturing (M-1). The third Map
Area will change from M-1 to M-2. Combined, they have an area of 31.56 acres,
or 24.9 percent of all the Map Areas proposed to be changed. The General Plan
calls for the City’s Northwest Industrial District to be developed with large industrial
projects that create quality jobs. The first two Map Areas include small properties
outside the Northwest Industrial District. The Third Map Area is located within the
City’s Northwest Industrial District.
Six (6) Map Areas and a portion of one (1) Map Area are to consolidate the Light
Commercial (C-1) and Neighborhood Commercial (C-2) zoning districts into one
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(1) zoning district and to consolidate the General Commercial (C-3) and Heavy
Commercial (C-4) into one (1) zoning district. Combined, they have an area of
28.51 acres, or 22.5 percent of all the Map Areas proposed to be changed.
Potential impacts were evaluated as part of the environmental document and found
to be less than significant.
Another four (4) Map Areas and a portion of one (1) Map Area will change from C3 to C-2. The C-2 zoning district is considered be less impactful in all measurable
areas, as it typically does not permit uses that create excessive noise or traffic. In
addition, building heights and maximum floor area are lower are lower in the C-2
zoning district. One (1) large Map Area along Valley Boulevard (which includes El
Monte City Hall) will change from C-1, C-2 and C-4 to C-3. This Map Area is located
along a roadway that is designated a Major Arterial in the General Plan. The Map
Area is bounded by the railroad to the north and is surrounded by commercial uses.
Because of the Map Area’s location, any changes in use will not impact the
surrounding properties or the City as a whole.
Three (3) additional Map Areas will change as 2021-2029 General Plan Housing
Element implementation measures. Potential impacts were evaluated as part of
the Housing Element environmental document and found to be less than
significant. These changes will also facilitate the construction of housing, which is
identified as a major goal in the City’s General Plan Housing Element. One (1) Map
Area and a portion of one (1) Map Area will change to make the existing uses on
the property conforming. Therefore, impacts on surrounding areas will remain
relatively unchanged. One (1) Map Area will change from R-2 to C-2 to create a
“neighborhood node.” This change will create an intersection with service uses and
small retail businesses to serve the surrounding residential areas. One (1) Map
Area will change from One-family Dwelling category (R-1C) to another (R-1B).
Therefore, the only changes will be in development standards. The use and density
will remain unchanged.
B. The subject properties are physically suitable (including absence of physical
constraints, access, compatibility with adjoining land uses and/or provision of
utilities) for the requested/anticipated land uses/developments.
Finding of Fact:
Each of the proposed changes are supported based on the following:
• Map Area 1 (6.72 acres) – From General Manufacturing (M-2) to Light
Manufacturing (M-1) – The General Plan calls for the City’s Northwest
Industrial District be developed with large industrial projects that create
quality jobs. The properties are smaller and are located outside the District
and are more suitable as M-1;
• Map Area 2 (18.2 acres) – From M-2 to M-1 – See answer for Map Area 1;
• Map Area 3 (6.64 acres) – From M-1 to M-2 – The General Plan calls for the
City’s Northwest Industrial District be developed with large industrial projects
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that create quality jobs. The properties are located within the District and are
more suitable as M-2;
Map Area 4 (0.44 acres) – From Limited Commercial (C-1) to Neighborhood
Commercial (C-2) – The C-1 and C-2 zoning districts have been
consolidated into one (1) zoning district, the C-2 zoning district;
Map Area 5 (6.48 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
Map Area 6 (0.76 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
Part of Map Area 7 (8.94 acres) – From Medium-density Multiple-family
Dwelling (R-3) to General Commercial (C-3) –
Part of Map Area 7 (8.94 acres) – From Heavy Commercial (C-4) to C-3 –
The C-3 and C-4 zoning districts have been consolidated into one (1) zoning
district, the C-3 zoning district;
Map Area 8 (15.76 acres) – From C-4 to C-3 – The C-3 and C-4 zoning
districts have been consolidated into one (1) zoning district, the C-3 zoning
district;
Map Area 9 (0.31 acres) – From C-4 to C-3 – The C-3 and C-4 zoning
districts have been consolidated into one (1) zoning district, the C-3 zoning
district;
Map Area 10 (18.9 acres) – From C-1, C-2 and C-4 to C-3 – The majority of
the properties are large, deep and located along a Major Arterial, and are
more suitable as C-3;
Map Area 12 (0.99 acres) – From C-3 to High Density Multiple-family
Dwelling (R-4) – Housing Element Implementation measure, so property can
be developed with housing;
Map Area 15 (5.72 acres) – From C-3 to C-2 – Majority of the properties are
shallow and are more suitable as C-2 – Having the properties as C-2 will
also create a transition between the C-3 to the north and R-3 to the south;
Map Area 16 (3.84 acres) – From C-3 to C-2 – Properties are shallow, along
a Second Arterial and are more suitable as C-2;
Map Area 17 (5.40 acres) – From M-1 to Mixed/Multiuse (M/MU) – Housing
Element Implementation measure, so properties can be developed with
housing;
Portion of Map Area 18 (1.86 acres) – From R-3 to C-2 – Allows the
intersection to be a “neighborhood node” with retail and office uses;
Map Area 19 (4.76 acres) – From C-1 to C-2 – The C-1 and C-2 zoning
districts have been consolidated into one (1) zoning district, the C-2 zoning
district;
Map Area 20 (6.18 acres) – From One-family Density (R-1), R-3 and C-O to
M/MU – Housing Element Implementation measures, so properties can be
developed with housing;
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• Portion of Map Area 21 (2.54 acres) – From C-3 to C-2 – Properties on the
western half are shallow, along a Secondary Arterial and more suitable for
C-2;
• Map Area 22 (0.75 acres) – From C-O (renumbered to C-1) to C-2 – Allows
the intersection to be a “neighborhood node” with retail and service uses –
Will be consistent with the existing General Plan Land Use designation;
• Map Area 23 (3.54 acres) – From C-3 to R-4 – Housing Element
Implementation measure – Affordable housing project is currently legal
nonconforming – Changing to R-4 will make the housing conforming;
• Portion of Map Area 24 (0.16 acres) – From C-3 to R-3 – Will make existing
residential use conforming;
• Portion of Map Area 24 (2.08 acres) – From C-3 to C-2 – Properties are
shallow and along a Secondary Arterial and are more suitable as C-2;
• Portion of Map Area 24 (0.87 acres) – From R-1 and R-4 to R-3 – to make
the existing residential uses conforming;
• Map Area 25 (2.34 acres) – From C-3 to C-2 – Properties are shallow and
are more suitable as C-2 – Changing to C-2 will also create a transition
between the R-4 to the north and C-3 to the south; and
• Map Area 26 (2.65 acres) – From R-1C to R-1B – Properties surrounded by
properties zoned R-1B – The zoning will be consistent with the surrounding
area.
C. The Amendments are consistent with the purpose, goals and policies of the City’s
General Plan.
Finding of Fact:
Descriptions of the City’s Zoning Map districts include the following:
• One-family Dwelling (R-1) – Is intended for single-family detached dwellings
at a density of up to six (6) units per acre. This zoning district is consistent
with the Low Density Residential (LDR) General Plan Land Use Map
designation;
• Medium Density Multiple-family Dwelling (R-3) – Is intended for apartments
and planned residential developments at a density of up to 14 units per acre.
This is consistent with the Medium Density Residential (MDR) General Plan
Land Use Map designation;
• High Density Multiple-family Dwelling (R-4) – Is intended for townhouses,
apartments, planned residential developments and senior housing at a
density of up to 25 units per acre. This zoning district is consistent with the
High Density Residential (HDR) General Plan Land Use Map designation;
• Mixed/Multiuse (M/MU) – This designation allows mixed/multiuse housing
with densities of up to 35 units per acre. The scale, size and mix of land uses
vary based on the location and character of surrounding land uses. This is
consistent with the Mixed/Multiuse (M/MU) General Plan Land Use Map
designation;
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• Office Commercial (C-1) – Accommodates low-scale two-story professional
offices in areas where such development may serve as a buffer between
less compatible uses. Professional, medical, and financial offices and
institutions are the intended uses. This zoning district is consistent with the
Office Commercial (OC) General Plan Land Use Map designation;
• Neighborhood Commercial (C-2) – Provides for convenient, smaller-scale
retail businesses in close proximity to neighborhoods. Permitted uses
include small commercial businesses (grocers, laundromats, drug stores,
etc.) that meet the immediate needs of local residents and do not generate
substantial volumes of traffic. This zoning district is consistent with the
Neighborhood Commercial (NC) General Plan Land Use Map designation;
• General Commercial (C-3) – Designated for a wide range of retail and
service commercial uses to serve the community and the region. This
includes a wide range of retail businesses, auto dealerships, hotels, personal
services, food and beverage establishments and professional offices. The
C-3 zoning district is primarily located along major corridors. This zoning
district is consistent with the General Commercial (GC) and Regional
Commercial (RC) General Plan Land Use Map designations;
• Light Manufacturing (M-1) – Appropriate for a diverse range of light industrial
uses including limited manufacturing and processing, research and
development, fabrication, utility equipment and wholesaling. Oher uses such
as office and retail are permitted. This zoning district is consistent with the
Industrial/Business Park (I/BP) General Plan Land Use Map designation;
and
• General Manufacturing (M-2) – This zoning is primarily located in the City’s
Northwest Industrial District. In addition to the uses permitted in the M-1
zoning district, the M-2 district is intended to accommodate a broader range
of industrial uses. This zoning district is consistent with the
Industrial/Business Park (I/BP) General Plan Land Use Map designation.
Each of the proposed zoning district changes for the Map Areas will be consistent
with the existing or proposed General Plan Land Use Map designation.
SECTION 4 – APPROVALS. The Planning Commission determines that the Code
Amendments and Specific Plan Amendment is in accordance with the California
Environmental Quality Act (CEQA) of 1970 and the CEQA Guidelines and does hereby
recommend the City Council adopt the Negative Declaration (ND) and adopt a Resolution
approving GPA No. 02-22 and an Ordinance approving ZC No. 03-22.
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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.

________________________________
Amy Wong, Chairperson
ATTEST:

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

STATE OF CALIFORNIA
COUNTY OF LOS ANGELES
CITY OF EL MONTE

)
) SS:
)

I, Jason C. Mikaelian, 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. 3634 adopted by the Planning Commission of the City of El Monte, at a
special meeting by said Commission held on May 24, 2022 by the following votes to wit:
AYES:
NOES:
ABSTAIN:
ABSENT:

________________________________
Jason C. Mikaelian, Secretary
El Monte City Planning Commission
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ATTACHMENT 8
INITIAL STUDY AND NEGATIVE DECLARATION (IS/ND) ENVIRONMENTAL

Link to Document: http://www.elmonteca.gov/DocumentCenter/View/5330

ATTACHMENT 9
JUNE 7, 2022 CITY COUNCIL PUBLIC HEARING NOTICE

CITY OF EL MONTE CITY COUNCIL
NOTICE OF PUBLIC HEARING AND INTENT TO ADOPT AN
INITIAL STUDY/NEGATIVE DECLARATION
Hablamos Español - Favor de hablar con
Jeni Colon (626) 258-8626
TO:

All Interested Parties

FROM:

City of El Monte Community and Economic Development Department

TO BE
CONSIDERED:

Code Amendment (CA) No. 800 to Title 15 (Building and Construction) of the El
Monte Municipal Code (EMMC);
CA No. 801 to Title 17 (Zoning Code) of the EMMC:
• Divisions A – Matrix of Land Uses.
• Division 1 – General Regulations; Rules and Measurements; Zoning
Classifications and Map; and Nonconforming Provisions.
• Division 2 – One-Family Dwelling Residential Zones; Rurban Homesteads
Overlay District; and Multiple-Family Dwelling Residential Zones.
• Division 3 – Mixed/Multiuse Zone.
• Division 4 – Commercial Zones; Manufacturing Zones; and Public and QuasiPublic Zones.
• Division 5 – Performance Standards.
• Division 6 – General Property Development Standards (such as equipment
screening, refuse storage and walls/fences).
• Division 7 – Parking Regulations; Landscape Regulations; and Landscape
Water Efficiency.
• Division 8 – Signage Regulations; Billboard Overlay Zone; and Outdoor
Advertising Structures.
• Division 9 – Wireless: New and Substantially Changed; and Wireless: Eligible
Facilities Request.
• Division 10 – Density Bonus Provisions.
• Division 11 – Regulations for Specific Residential Uses (such as live/work units,
mixed-use and urban housing).
• Division 12 – Zoning Clearance and Administrative Permits; Initial Plan Review;
Design and Minor Design Review; Conditional and Minor Use Permit; Variance
and Minor Variance; Modification for an Individual with a Disability; Planning
Residential Development; General Plan and Zoning Amendments; and
Development Agreements.
• Division 13 – Specific Plans; Gateway Specific Plan; Mountain View Specific
Plan; Flair Spectrum Specific Plan; and Downtown Main Street Specific Plan.
• Division 14 – Design Guidelines.
• Division 15 – Use Definitions; and General Definitions.
Specific Plan Amendment (SPA) No. 01-22 (for the Gateway Specific Plan and
Downtown Main Street Transit Oriented Specific Plan);
General Plan Amendment (GPA) No. 02-22 (to change the land use designation
for 14 Map Areas of the City); and
Zoning Map Amendment (ZC) No. 03-22 (to change the zoning for 23 Map Areas
of the City).
(Combined, there are 26 Map Areas)

PROPERTY
LOCATIONS:

Code Amendments – Updates to Title 15 and Title 17 of the EMMC apply to
properties citywide;
El Monte Gateway Specific Plan – Updates apply to the 60-acre Specific Plan
(area roughly bounded by the railroad and Rio Hondo River to the northwest, Main

Street to the north, Santa Anita Avenue to the east and the I-10 Freeway to the
south);
Downtown Main Street Transit Oriented Specific Plan – Updates apply to the 115
acre Specific Plan (area roughly bounded by Santa Anita Avenue to the west, the
railroad to the northeast and Ramona Boulevard to the south);
General Plan Amendment – Changes to the General Plan Land Use Map apply to
14 Map Areas of the City with a combined area of 52.45 acres; and
Zoning Map Amendment – Changes to the Zoning Map apply to 23 Map Areas of
the City with a combined area of 126.73 acres.
(Combined there are 26 Map Areas with a combined area of 141.78 acres)
HAZARDOUS
SITES:

None of the properties subject to GPA No. 02-22 and ZC No. 03-22 are included
in a list of hazardous materials sites (per Government Code Section 65962.5).

ENVIRONMENTAL An Initial Study (IS) prepared for the Project determined that there would be less
DOCUMENTATION: than significant environmental impacts on the environment. Therefore, a Negative
Declaration (ND) has been prepared. The IS/ND and supporting documentation
was available for public review from March 28, 2022 through 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.
PLACE OF PUBLIC
HEARING:

The City Council will hold a public hearing to receive testimony, orally and in
writing, on the proposed amended Agreement. The public hearing is scheduled
for:
Date:
Time:
Place:

Tuesday, June 7, 2022
7:00 p.m.
El Monte City Hall – Council Chambers
11333 Valley Boulevard, El Monte, California

The staff report on this matter will be available on or about June 2, 2022 on City of El Monte website,
which may be accessed at https://www.ci.el-monte.ca.us/agendacenter or by e-mailing
jmikaelian@elmonteca.gov. It can also be found on a webpage specifically devoted to the project at:
http://www.elmonteca.gov/655/CITY-OF-EL-MONTE-ZONING-CODE-UPDATE.
Members of the public wishing to observe the meeting may do so in one of the following ways:
(1) Turn your TV to Channel 3;
(2) Visit the City’s website at http://www.elmonteca.gov/378/Council-Meeting-Videos; or
(3) Call-in Conference (888) 204-5987; Code 8167975.
Members of the public wishing to make public comment may do so via the following ways:
(1) Call-in Conference Line – comments/questions can be submitted per the instructions at the beginning
of the meeting; and
(2) E-mail – All interested parties can submit questions/comments in advance to:
cityclerk@elmonteca.gov
Persons wishing to comment on the environmental documentation or proposed application may do so
orally or in writing at the public hearing or in writing prior to the meeting date. Written comments shall be
sent to Jason C. Mikaelian, AICP; El Monte City Hall West; 11333 Valley Boulevard; El Monte, CA 91731
or at jmikaelian@elmonteca.gov. If you challenge the decision of the City Council, 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 Council at, or prior to, the public hearing. For
further information regarding this application please contact Jason C. Mikaelian, AICP at (626) 258-8626,
Monday through Thursday, except legal holidays, between the hours of 7:30 a.m. and 5:30 p.m.

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 Planning Division by calling (626) 258-8626. Notification 48
hours prior to the meeting will enable the City of El Monte to make reasonable arrangements to ensure
accessibility to this meeting.
Published On:

Thursday, May 26, 2022

City of El Monte City Council
Catherine A. Eredia, City Clerk
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