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CITY OF SOUTH EL MONTE 
REGULAR MEETING OF THE SOUTH EL MONTE PLANNING COMMISSION  

 
AGENDA 

February 21, 2023, 6:00 PM 
1415 Santa Anita Avenue, South El Monte, CA 91733 

 
PUBLIC COMMENT 

To participate during public comment via teleconference, see below:  
 

Link: https://us02web.zoom.us/j/82199217612  
  Webinar ID: 821 9921 7612 

 Or Call In: 1 669 444 9171, when prompted, enter 821 9921 7612# 
  

AMERICANS WITH DISABILITIES ACT     
In accordance with the Americans with Disabilities Act of 1990, if you require a disability-related 
modification or accommodation to attend or participate in this meeting, including auxiliary aids or 

services, please call the City Clerk’s office at (626) 652-3180 or (626) 652-3121 at least 72 
hours prior to the meeting.   

 
GENERAL COMMENT 

Members of the public wishing to submit a general comment or a comment on an agenda item, 
can email ahernandez@soelmonte.org or call (626) 652-3175 to leave a voicemail message. All 
comments received an hour before the scheduled meeting will be read during public comment 

and made part of the record. 
 

MEETINGS 
The Planning Commission holds regular meetings on the Third Tuesday of every month. Regular 
meetings start at 6 p.m. in the Council Chambers at City Hall, 1415 Santa Anita Avenue, South 

El Monte, California. 
  

POSTING LOCATIONS OF AGENDA AND/OR CANCELLATION NOTICES 
Regular meeting agendas will be posted at least 72 hours before the meeting (GC 54954(a)(1)). 

 
Agenda and Cancellation Notices can be viewed online and are also posted at the following 

three (3) locations: City Hall located at 1415 Santa Anita Avenue, Senior Center located at 1556 
Central Avenue and the Community Center located at 1530 Central Avenue, South El Monte, 

California. 
  
 
 

LEO BARRERA, CHAIR 
LARRY RODRIGUEZ, VICE-CHAIR 
JEFF ORTIZ, COMMISSIONER 
KENNETH TANG, COMMISSIONER 
VACANT, COMMISSIONER 

 

RENE SALAS, INTERIM CITY 
MANAGER 

GUILLERMO ARREOLA, PLANNING 
MANAGER 

ANGIE HERNANDEZ, COMMISSION 
SECRETARY 

CHRISTY MARIE LOPEZ, 
ASSISTANT CITY ATTORNEY 

https://us02web.zoom.us/j/82199217612
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VIEWING OF AGENDA PACKETS 
Full agenda packet can be viewed either at https://www.cityofsouthelmonte.org/373/Agendas-
Minutes or in the Community Development’s Office at City Hall during normal business hours 

Monday through Thursday 7:00 a.m. to 5:30 p.m. Closed on Fridays and major holidays. 
 

ISSUES RELATED TO AGENDA 
For issues related to the agenda, including a disability-related accommodation necessary to 

participate in this meeting, please contact: 
 

Angie Hernandez, Community Development Executive Assistant 
Ph (626) 652-3175 

 
AGENDA BEGINS ON THE FOLLOWING PAGE 

 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.cityofsouthelmonte.org/373/Agendas-Minutes
https://www.cityofsouthelmonte.org/373/Agendas-Minutes
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1. ROLL CALL 
Commissioners: Barrera, Ortiz, Rodriguez and Tang 
 

2. PLEDGE OF ALLEGIANCE 
 

3. APPROVAL OF AGENDA  
This is the time for the commission to remove any items from the agenda, continue, add items, to 
make a motion to rearrange the order of this agenda, or accept Agenda “as-is”. 
 

4. PUBLIC COMMENT 
Any person wishing to address the Planning Commission on any items not on the agenda, or any 
other matter, is invited to do so at this time. Pursuant to the Brown Act, the Commission cannot 
discuss or take action on items not on the agenda. Matters brought before the Commission that are 
not on the agenda may be, at the Commissions’ discretion, be referred to staff or placed on the next 
agenda. 
 

5. CONSENT CALENDAR 
Items on the consent calendar are considered to be routine and customary and are enacted by a 
single motion with the exception of items previously removed by a member of the Planning 
Commission during "Approval of the Agenda" for individual consideration. Any items removed shall 
be individually considered immediately after taking action on the Consent Calendar 
 

5.a. Minutes for January 17, 2023 
 
   RECOMMENDATION: Staff recommends that the Planning Commission approve the       

   above reference minutes. 
 

6.  GENERAL BUSINESS/ PUBLIC HEARING 
 

6.a. Consideration of Time Extension Request (MODSTD 23-01) for Conditional Use Permit 
(CUP) No. 20-06 to allow for the construction of a 65,084 square foot warehouse, office, and 
retail at 2512 Rosemead Boulevard. 

    
RECOMMENDATION: Staff recommends that the Planning Commission adopt Resolution No. 23-
01, approving the Time Extension (MODSTD 23-01) for Conditional Use Permit No. 20-06 for the 
proposed development of a 2.54 acre site with a 65,084 square foot warehouse, office, and retail 
building. 
 

 Public Notice was posted 02/09/2023 
 

7. DIRECTOR UPDATE 

8. COMMISSIONER COMMENTS 
 

9.  ADJOURNMENT  
March 21, 2023 at 6:00 p.m. 
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CITY OF SOUTH EL MONTE 
PLANNING COMMISSION - MINUTES 
Tuesday, January 17, 2023, 6:00 P.M. 

 
1. ROLL CALL – Chair Barrera called the meeting to order at 6:02 p.m.  

PRESENT: Commissioner(s): Chair Barrera, Vice Chair Rodriguez, Ortiz, and Tang. 
Commissioner Diaz has vacated his seat as of 01/01/2023. One seat is vacant.  
 
STAFF PRESENT: Christy Lopez, Assistant City Attorney, Rene Salas, City 
Manager; Guillermo Arreola, Planning Manager; and Angie Hernandez, Planning 
Commission Secretary. 
 
CITY COUNCIL PRESENT: Gloria Olmos, Mayor  
 
Zoom was provided for the Public to participate during public comment via 
teleconference. 

 
2. PLEDGE OF ALLEGIANCE – Commissioner Barrera led the Pledge of Allegiance. 

 
3. APPROVAL OF AGENDA   
     A motion was made by Commissioner Rodriguez, seconded by Commissioner Ortiz, 

to approve the agenda. Motion carried 4-0, by the following vote:  
 
 AYES: Commissioner(s): Barrera, Rodriguez, Ortiz and Tang 
  
 NAYS: Commissioner(s): None 
 
 ABSENT: Commissioner(s): (Vacant- seat) 
 
4. PUBLIC COMMENT - Chair Barrera opened public comment, Gloria Olmos, Mayor 

made a public comment opposing the project CUP-22-03type of business on the 
agenda. Chair Barrera closed public comment.  

 
5. CONSENT CALENDAR – MINUTES FOR DECEMBER 20, 2022 

Correction to the agenda was noted to correct the Consent Calendar date of the 
minutes to December 20, 2022. 
A motion was made by Commissioner Ortiz, seconded by Commissioner Tang, to 
approve the agenda. Motion carried 4-0, by the following vote:  
 

 AYES: Commissioner(s): Barrera, Rodriguez, Ortiz and Tang 
  
 NAYS: Commissioner(s): None 
 
 ABSENT: Commissioner(s): (Vacant- seat) 
 
6. GENERAL BUSINESS/PUBLIC HEARING 

 
6.a.    Consideration of Resolution No. 22-03 a Conditional Use Permit (CUP) (No. 

22-03) to allow for the operation of a massage establishment (Sunny Spa) 
located at 1648 Tyler Ave, South El Monte CA 91733. 
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RECOMMENDATION: Staff recommends that the Planning Commission adopt 
Resolution No. 22-03 approving CUP (No. 22-03). 
 

 Public Notice was posted 12/08/2022 
 
The Planning Manager gave an overview of the application submitted. Planning 
Manager addressed the Commission’s follow up items of concern. Planning 
Commission requested the following conditions of approval to be amended. Condition 
No. 14 changed the hours of operation from its proposed hours of 10:00am to 10:00pm 
to new hours of operation from 9:00am to 9:00pm, Monday through Sunday. Condition 
No. 37 requires the conditional use permit to return to Planning Commission for a six-
month review after the opening date of the business or issuance for a certificate of 
occupancy. The Commission also requested that staff reach out to the Church to inform 
them of the proposed business and that the public hearing was being continued to the 
January 17th, 2023 Planning Commission meeting. Staff spoke with Parish Life Director, 
Dr. Humberto Ramos, PhD. on Thursday January 12, 2023. The church did not express 
any concern over the proposed business.  Lastly, the applicant indicated that she also 
had two out-of-state massage establishments. Planning Commission requested staff 
contact the local jurisdiction for the out-of-state massage establishments, specifically, 
the local Police Departments, and both indicated that they did not have any specific 
calls-for-service for either of the massage establishments. (Keizer and Salem, Oregon).  
Based on the recommended changes to the conditions of approval, the lack of negative 
feedback regarding the applicant’s other two massage establishments, and lack of 
concern from the adjacent church, staff recommends that Commission adopt the 
attached resolution approving CUP-22-03 
 
Chair Barrera and Assistant City Attorney requested a ten-minute recess. (Time: 
6:12pm) Commission reconvened at 6:20pm.  
 
Chair Barrera opened public comment. 

1. Commission Secretary read two public comment letters for the record. One was 
prepared by the resident at 10458 Thienes Ave, South El Monte CA 91733 dated 
January 17, 2023 stating they did not receive a notification of the project, this was 
a result of their address being less than the required 500-foot notification radius. 
Municipal code states any CUP application must notify all tenants and 
homeowners with 500-feet radius of the subject property. The resident at 10458 
Thienes Avenue opposed the project at 1648 Tyler Avenue, Suite A – Sunny Spa, 
CUP 22-03. The second letter was from Epiphany Catholic School, prepared by 
Gabriela Negrete, Principal, dated January 17, 2023 opposing the project at 1648 
Tyler Avenue, Suite A – Sunny Spa, CUP 22-03. 

2. Xiaoping Chen, applicant and Mike Chen, translator was present to answer any 
Commissioner questions. Applicant stated that she has followed all city and state 
guidelines to comply with requirements. She stated she is unhappy with how the 
city handled this application.  

3. Commissioner Ortiz suggested the General Plan include more detailed language 
addressing Massage Parlors to include a limit on how many of these 
establishments shall be allowed in the city. Assistant City Attorney stated 
unfortunately State regulations limit jurisdictions on imposing limitations on this 
specific type of business.  
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4. Commission requested city staff amend Condition No. 26, approved by Assistant 
City Attorney to read as follows: In accordance with the Zoning Code, no covering 
of windows shall exceed 25% of the window. 75% of the window shall remain 
unobscured. 
 

There being no further comments, Chair Barrera closed public comment.   
 
A motion was made by Commissioner Rodriguez, seconded by Commissioner Tang as 
amended above, to approve the application for consideration of resolution No. 22-03 of 
a Conditional Use Permit (CUP) (No. 22-03) to allow for the operation of a massage 
establishment (Sunny Spa) located at 1648 Tyler Ave, South El Monte CA 91733. 
Motion carried 3-1-0, by the following vote:  

 
AYES: Commissioner(s): Rodriguez, Ortiz and Tang  

 
NAYS:  Commissioner(s): Barrera 

 
ABSENT:  Commissioner(s): (Vacant- seat) 
 
7. DIRECTOR UPDATE – City Manager had no comments. Planning Manager had 

no comments. Assistant City Attorney had no comments.  
 

8. COMMISSIONERS’ COMMENTS   
 Commissioner Tang – Thanked Commissioner Diaz for his service as a Planning 

Commissioner.    
 Commissioner Rodriguez – Thanked the Public Work City Staff for their hard 

work during the rain and cleaning the streets and gutters. 
Commissioner Ortiz – No comment.  

 Chair Barrera– No comment.  
 
9. ADJOURNMENT   

 
A motion was made by Commissioner Rodriguez, second by Commissioner Ortiz to 
adjourn the meeting at 6:43 p.m. Motion carried 4-0 by the following vote:  
 
AYES: Commissioner(s): Barrera, Rodriguez, Ortiz and Tang 

 
NAYS:  Commissioner(s): None 

 
ABSENT:  Commissioner(s): (Vacant- seat)  

 



01257.0005/858956.1  -1- 

Planning Commission 
Agenda Report 

DATE: February 21, 2023 

TO: Honorable Chairman and Members of the Planning Commission 

FROM/PREPARED BY: Guillermo Arreola, Planning Manager 

SUBJECT: Consideration of Time Extension Request (MODSTD 23-01) for 
Conditional Use Permit (CUP) No. 20-06 to allow for the 
construction of a 65,084 square foot warehouse, office, and retail 
at 2512 Rosemead Boulevard. 

PUBLIC NOTICE: Notice of Public Hearing was posted on February 9, 2023. 

ENVIRONMENTAL 
DETERMINATION: 

Categorical Exemption, Section 15332 Class 32 – In Fill 
Development. 

PROJECT 
LOCATION: Address: 2512 Rosemead Blvd. 
 Project Applicant: JWDA-MS Architects 
 Property Owner: Golden Trinity, LLC. 
 Zone: C-M (Commercial-Manufacturing) 
 Lot Size: 110,612 square feet (2.54 acres) 

SURROUNDING ZONING AND LAND USE: 

  Zone  General Plan  Land Use  
North  “C-M” (Commercial-

Manufacturing)  
Commercial-

Manufacturing  
Retail  

South  “C-M” (Commercial-
Manufacturing)  

Commercial-
Manufacturing  

Wholesale  

East   “C-M” (Commercial-
Manufacturing)  

Commercial-
Manufacturing  

Previous Starlite 
Drive-In 

West  “C-M” (Commercial-
Manufacturing)  

Commercial-
Manufacturing  

Wholesale 

BACKGROUND:  On July 21, 2020, The Planning Commission adopted Resolution No. 20-06 
approving a conditional use permit to develop the vacant 2.54 acre site for the construction of a 
65,084 warehouse, office, and retail building at 2512 Rosemead Boulevard. On February 6, 2023, 
the Applicant submitted a one year extension of their Project. 

Agenda 
Item No. 

6.a. 
 



01257.0005/858956.1  -2- 

RECOMMENDATION:  Staff recommends that the Planning Commission adopt Resolution No. 
23-01, approving the Time Extension No. 23-01 for Conditional Use Permit No. 20-06 for the 
proposed development of a 2.54 acre site with a 65,084 square foot warehouse, office, and retail 
building. 

ANALYSIS: 

JWDA-MS Architects (“Applicant”) has requested a Time Extension for a CUP that was approved 
by Planning Commission on July 21, 2020. Per South El Monte Municipal Code (“SEMMC”) 
Section 17.68.100, a CUP shall automatically become null and void if not utilized within 24 
months from the date of approval. If the conditional use permit is not utilized within the twenty-
four-month timeframe, the applicant may apply for an extension before the expiration of the 
permit. While the CUP has expired, the applicant has recently submitted plans for Building Plan 
Check and is awaiting comments and corrections. Approval of the Time Extension will allow the 
building plan check process to continue, and once approved, the Applicant will then move forward 
with construction of the Project.  

Disapproval of the current request would create an undue hardship onto the property owner, in that 
the Applicant has invested time and money to prepare the necessary construction plans to develop 
the site with a 65,084 sq. ft. building. The Applicant, as detailed in the attached Extension Request 
Letter, has experienced internal delays due to Covid-19 restrictions on their business operations 
over the past few years. In addition the Applicant has indicated that the Regional Water Quality 
Control Board requested an analysis of the site due to potential brownfield contamination, 
however, according to the Applicant, no contamination was found. Approval of this request will 
not be detrimental to the health, safety and general welfare of the public, in that the approval will 
allow the development of a 2.54 acre parcel of land that has been vacant for more many years.  

ENVIRONMENTAL REVIEW:  This proposed Project is categorically exempt from 
environmental review pursuant to the guidelines of the California Environmental Quality Act 
(Public Resources Code §21080(b)(9); Administrative Code, Title 14, Chapter 3, §15332, Class 
32, In-Fill Development Projects). Class 32 consists of projects characterized as in-fill 
development. The Project falls within the criteria of consisting of less than five acres and falls 
within city limits. 

ATTACHMENTS: 

A – Resolution No. 23-01 
B – Request from Applicant  
C – Approved Resolution (No. 20-06) 
D – Copy of Original Staff Report  

 



ATTACHMENT – A 
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 PLANNING COMMISSION 
 

RESOLUTION NO. 23-01 
 

A RESOLUTION OF THE SOUTH EL MONTE PLANNING 
COMMISSION APPROVING A TIME EXTENSION (MODSTD 
23-01) FOR CONDITIONAL USE PERMIT (CUP 20-06) TO 
CONSTRUCT A NEW 65,084 SQ. FT. WAREHOUSE, OFFICE, 
AND RETAIL BUILDING ON PROPERTY LOCATED AT 2512 
ROSEMEAD BOULEVARD. 

 
THE PLANNING COMMISSION OF THE CITY OF SOUTH EL MONTE HEREBY FINDS, 
RESOLVES, AND ORDERS AS FOLLOWS: 

 
 SECTION 1.       JWDA-MS Architects (“Applicant”) was approved for a Conditional 
Use Permit (CUP 20-06), to construct a new 65,084 sq. ft. warehouse, office, and retail building 
(“Project”) at 2512 Rosemead Boulevard (“Property”) on July 21, 2020 and submitted the request 
for extension on February 6, 2023. 
  
 SECTION 2. Pursuant to the South El Monte Municipal Code Section 17.68.100, a 
proposed project’s CUP approval shall automatically become null and void if not utilized within 
24 months from date of approval. If the conditional use permit is not utilized within the twenty-
four-month timeframe, the applicant may apply for an extension before the expiration of the permit 
Staff determines that the termination of approval will cause an undue hardship on the Applicant 
since they are currently in the Building Department Plan Check process and will be starting 
construction later this year. Denying the extension will delay the project for a large amount of time 
and push back the construction. 
  
 SECTION 3. The Planning Commission hereby finds that the adoption of Resolution 
23-01 is exempt from environmental review pursuant to the guidelines of the California 
Environmental Quality Act (Public Resources Code §21080(b)(9); Administrative Code, Title 14, 
Chapter 3, §15332, Class 32, In-Fill Development Projects).  Class 32 consists of projects 
characterized as in-fill development. The Planning Commission finds that the Project is exempt 
from the provisions of CEQA.  The documents and other material, which constitute the record on 
which this decision is based, are located in the Department of Community Development and are 
in the custody of the Director of Community Development. 
  

SECTION 4. The Planning Commission hereby approves Time Extension (MODSTD 
23-01) for Conditional Use Permit (CUP 20-06) for the construction of a 65,084 square foot 
building for twelve months from the date of this approval. 
 

ADOPTED this 21st day of February, 2023. 
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                  _______________________________________ 
            Chairman 

ATTEST: 
 
 
________________________________ 

          Secretary 
 
 
 
 
STATE OF CALIFORNIA   ) 
COUNTY OF LOS ANGELES  )  SS  
CITY OF SOUTH EL MONTE  ) 
 
I, Angie Hernandez, Secretary to the Planning Commission of the City of South El Monte, do 
hereby certify that the foregoing Resolution, being Resolution No. 23-01 was duly passed and 
adopted by the Planning Commission of the City of South El Monte at a regular meeting of said 
Commission held on the 21st day of February 2023.  
 
 
AYES:   
NOES:   
ABSENT:  
ABSTAIN:  
       ____________________________________    
                                           Secretary   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



ATTACHMENT - B



ATTACHMENT - C
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