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CITY OF SOUTH EL MONTE 

 
REGULAR MEETING OF THE SOUTH EL MONTE PLANNING COMMISSION 

 
AGENDA 

 
May 27, 2025, 6:00 PM 

1415 Santa Anita Avenue, South El Monte, CA 91733 
 

PUBLIC COMMENT 
Those wishing to participate during Public Comment may do so in person at the South 

El Monte City Hall Council Chambers, or may submit written public comments by 
emailing rreyes@soelmonte.org. Emailed public comments are due by 5:00 p.m., and 

should be limited to no more than 250 words. Written public comments will be provided 
to the Planning Commission and will be part of the record but will not be read aloud.  

 
 To participate during public comment via teleconference, see below: 

  
Link: https://us02web.zoom.us/j/86581711880  

 Webinar ID: 865 8171 1880 
 Or Call In: 1 669 900 6933, when prompted, enter 86581711880# 

 
LIVE STREAMING OF MEETINGS 

 The City of South El Monte live streams the Planning Commission Meetings over the 
Internet at https://www.cityofsouthelmonte.org/129/Meeting-Agendas-Minutes. After the 

meetings, recordings are immediately posted. NOTE: Your attendance at this public 
meeting may result in the streaming and recording of your image and/or voice.  

 
 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 Secretary at (626) 652-3175 at least 

72 hours prior to the meeting. 
  

MEETINGS 
The Planning Commission holds regular meetings on the fourth 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. Special and Adjourned Regular 

meetings start time are to be determined.  
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POSTING LOCATIONS OF AGENDA AND/OR CANCELLATION NOTICES 
Regular meeting agendas will be posted at least 72 hours before the meeting 

(Government Code Section 54954(a)(1)). 
  

Agenda and Cancellation Notices can be viewed online (at the link below) 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. 

  
 VIEWING OF AGENDA PACKETS 

Full agenda packet can be viewed either 
at https://www.cityofsouthelmonte.org/129/Meeting-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: 

  
Renee Reyes, Commission Secretary 

Ph (626) 652-3175 
  

AGENDA BEGINS ON THE FOLLOWING PAGE 
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1. ROLL CALL 
    
  Commissioners: Retamoza, Rubio, Tang, Vice Chair Barrera, and Chair Ortiz 
    
2. PLEDGE OF ALLEGIANCE  
    
  Vice Chair Barrera 
    
3. PRESENTATIONS - None 
    
4. APPROVAL OF AGENDA 
    
  By motion of the Planning Commission, this is the time to notify the public of any 

changes to the agenda, remove items from the consent calendar for individual 
consideration and/or rearrange the order of the agenda. 

    
5. PUBLIC COMMENT 
    
  Speakers may provide public comments on any matter within the subject matter 

jurisdiction of the Planning Commission, including items on the agenda. Each 
speaker will be limited to five minutes. Unless a majority of the Commission 
objects, the Chair may provide speakers more or less time to speak. All comments 
or queries shall be addressed to the Commission as a body and not to any specific 
member thereof. Pursuant to Government Code Section 54954.2(a)(2), the Ralph 
M. Brown Act, no action or discussion by the Planning Commission shall be 
undertaken on any item not appearing on the posted agenda, except to briefly 
provide information, ask for clarification, provide direction to staff, or schedule a 
matter for a future meeting. 

    
6. CONSENT CALENDAR 
    
  6.a. CONSIDERATION AND APPROVAL OF THE REGULAR PLANNING 

COMMISSION MEETING MINUTES OF APRIL 29, 2025 
      
7. PUBLIC HEARINGS  
    
  7.a. CONSIDERATION OF TIME EXTENSION REQUEST (TX 25-01) FOR 

CONDITIONAL USE PERMIT NO. 21-11 TO UPGRADE FROM A TYPE 
41 (ON-SALE BEER AND WINE – EATING PLACE) TO A TYPE 47 (ON-
SALE GENERAL – EATING PLACE (E.G. BEER, WINE AND SPIRITS) 
IN CONJUNCTION WITH A BONA FIDE EATING ESTABLISHMENT, A 
PROPOSED ADDITION TO THE EXISTING RESTAURANT, AND TO 
ALLOW LIVE ENTERTAINMENT AT 2327 ROSEMEAD BLVD 
(MARISCOS SAN ISIDRO).  

      
       
      
    RECOMMENDED ACTION: Staff recommends that the Planning 

Commission adopt Resolution No. 25-05, approving Time Extension 25-01 
(TX 25-01) for Conditional Use Permit (No. 21-11) to upgrade from a Type 
41 (On-Sale Beer and Wine with a bona fide eating place) to a Type 47 
(On-Sale General (e.g. beer, wine and spirits) with a bona fide eating 
place), expand the license to the proposed addition to the existing 
restaurant (Marico’s San Isidro) and allow live entertainment at 2327 
Rosemead Blvd. 
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  7.b. ADOPTION OF RESOLUTION NO. 25-05 APPROVING CONDITIONAL 
USE PERMIT (CUP 25-07) TO ALLOW FOR THE CONSTRUCTION OF 
A NEW 3,886 SQUARE FOOT DRIVE-THROUGH RESTAURANT 
LOCATED AT 1223 SANTA ANITA AVENUE 

      
       
      
    RECOMMENDED ACTION: Staff recommends that the Planning 

Commission adopt Resolution No. 25-05, approving Conditional Use 
Permit (No. 25-07), subject to the conditions of approval contained therein. 

      
8. GENERAL BUSINESS 
    
  8.a. FUTURE PLANNING COMMISSIONER TRAINING 
      
9. COMMISSIONERS REPORTS, INCLUDING AB 1234 REPORTS  
    
  AB 1234, section 53232.3(d) requires Members of a legislative body to provide 

brief reports on meetings attended at the expense of the local agency (i.e., 
Conferences, seminars, training etc.) at the next regular meeting of the legislative 
body. 

    
10. CORRESPONDENCE - None 
    
11. COMMISSIONERS AGENDA 
    
  11.a. CHAIR ORTIZ 

1. Update on massage parlor, Sunny Spa, and is it still operating?  
2. Update on Rustic & Chic's appeal to City Council. 

      
12. STAFF MEMBER COMMENTS 
    
  12.a. RECAP OF 2025 ICSC CONFERENCE. 
      
13. ADJOURNMENT 
    
  

 
    
 
NEXT REGULAR PLANNING COMMISSION MEETING: 
  
Tuesday, June 24, 2025, at 6:00 p.m. 
 
 
CERTIFICATION 
I, Renee Reyes, Secretary, hereby certify under penalty of perjury that a true, accurate copy of the foregoing 
agenda was posted on this May 22, 2025, seventy-two (72) hours prior to the meeting per Government 
Code 54954.2 at the following locations: City of South El Monte City Hall, Senior Center and Community 
Center and made available at www.cityofsouthelmonte.org.  
 
 
__________________ 
Secretary 
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CITY OF SOUTH EL MONTE
SPECIAL PLANNING COMMISSION MEETING MINUTES

Tuesday, April 29, 2025, 6:00 P.M.

1. ROLL CALL – Chair Ortiz called the meeting to order at 6:03 p.m.

PRESENT: Commissioner(s): Tang, Rubio, Vice Chair Barrera and Chair Ortiz.

ABSENT: Commissioner(s): Retamoza

STAFF PRESENT: Adrian De Leon, Interim Assistant City Attorney; Gerardo 
Marquez, Interim Director of Community Development; Charlize Hernandez; 
Planning Assistant, and Renee Reyes, Secretary.

Zoom was provided for the Public to participate during public comment via 
teleconference.

2. PLEDGE OF ALLEGIANCE – Chair Ortiz led the Pledge of Allegiance.

3. PRESENTATIONS – NONE

4. APPROVAL OF AGENDA

A motion was made by Commissioner Rubio, seconded by Vice Chair Barrera, to 
approve the agenda. Motion passed 4-0-1 by the following vote:

AYES: Commissioner(s): Tang, Rubio, Vice Chair Barrera and Chair Ortiz

NAYS: Commissioner(s): NONE

ABSENT: Commissioner(s): Retamoza

5. PUBLIC COMMENT

Vice Chair Ortiz opened and closed Public Comment seeing no one wishing to 
speak.

6. CONSENT CALENDAR

A motion was made by Vice Chair Barrera, seconded by Commissioner Tang, to 
approve the agenda. Motion passed 4-0-1, by the following vote:

6.a. Approval of the Regular Planning Commission Meeting Minutes for 
April 29, 2025.

RECOMMENDED ACTION: Staff recommends the Planning Commission 
approve the Minutes for the April 29, 2025, Regular Planning Commission 
meeting.
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AYES: Commissioner(s): Tang, Rubio, Vice Chair Barrera and Chair Ortiz

NAYS: Commissioner(s): NONE

ABSENT: Commissioner(s): Retamoza

7. PUBLIC HEARING

Chair Ortiz opens Public Hearing

7.a. Adoption of Resolution No. 25-02 approving Conditional Use Permit 
(CUP 25-02) to allow for the development of a new commercial (market) 
building located at 9523-9529 Garvey Avenue.
Charlize Hernandez, Planning Assistant provided a brief overview of the 
proposed project. The site in total is approximately 25,252 square feet. A lot 
merger application to consolidate the two (2) lots will be submitted 
concurrently with building plan check once entitlements are approved. The 
existing market and restaurant will be demolished. Public improvements will 
include the installation of underground utilities, new sidewalks, and curb and 
gutters. The building will also feature a completely new design. 

Commissioners posed questions and comments for Staff.
Vice Chair opened Public Comment.

1. Luis Guzman- Applicant answered Commissioners questions about 
timeline and operation for the project.

Chair closed Public Hearing and Public Comment seeing no one wishing to speak.
RECOMMENDATION: Staff recommends that the Planning Commission adopt 
Resolution No. 25-02, approving Conditional Use Permit (No. 25-02), as conditioned.

A motion was made by Vice Chair Barrera, seconded by Commissioner Tang, to 
adopt Resolution No. 25-02, approving Conditional Use Permit (No. 25-02), as 
conditioned. Motion passed 4-0-1, by the following vote:

AYES: Commissioner(s): Barrera, Tang, Rubio, and Vice Chair Ortiz

NAYS: Commissioner(s): NONE

ABSENT: Commissioner(s): Retamoza

8. GENERAL BUSINESS

8.a. Review of Conditions of Approval for Conditional Use Permit No. 21-11
Mariscos San Isidro – 2327 Rosemead Boulevard.

Gerardo Marquez, Interim Director of Community Development gives a brief 
overview of subject site. Due to cost restrictions, the owner has been working 
on scaling back the expansion he had planned for the restaurant. 

The Planning Commissioners posed questions and concerns to Staff.
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RECOMMENDATION: Staff recommends the Planning Commission receive 
and file the staff report on whether the business is operating in compliance 
with CUP.

8.b. FUTURE PLANNING COMMISSIONERS WORKSHOPS/TRAININGS

Gerardo Marquez, Interim Director of Community Development stated there 
will be a training next year that Commissioners can attend. And Staff will find 
some webinars and trainings through the City Attorneys office.

9. COMMISSIONERS REPORTS, INCLUDING AB 1234 REPORTS – NONE

10. CORRESPONDENCE – NONE

11. COMMISSIONERS’ AGENDA - NONE

12. STAFF MEMBER COMMENTS

Renee Reyes, Secretary states to Planning Commissioners that their City polo and 
jackets are ready them to pick up.

13. ADJOURNMENT

At 6:30 p.m., there being no more business before the Commission, Chair Ortiz 
adjourned the meeting to a regular Planning Commission Meeting on Tuesday, 
May 27, 2025, at 6:00 p.m.

I Renee Reyes, hereby certify under penalty of perjury under the laws of the State of California that the 
foregoing agenda was posted not less than 72 hours at the following locations: City of South El Monte City 
Hall, Senior Center and Community Center and made available at www.cityofsouthelmonte.org on this 22nd 
day of May 2025.

_________________________
Secretary 
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Planning Commission Agenda Report 
Agenda Item No. 7.a. 

 
    
DATE: May 27, 2025 
    
TO: Honorable Chairman and Members of the Planning Commission 
   
APPROVED BY: Gerardo Marquez, Interim Director of Community Development 
    
SUBMITTED BY: Charlize Hernandez, Planning Assistant  
    
SUBJECT: CONSIDERATION OF TIME EXTENSION REQUEST (TX 25-01) 

FOR CONDITIONAL USE PERMIT NO. 21-11 TO UPGRADE 
FROM A TYPE 41 (ON-SALE BEER AND WINE – EATING 
PLACE) TO A TYPE 47 (ON-SALE GENERAL – EATING PLACE 
(E.G. BEER, WINE AND SPIRITS) IN CONJUNCTION WITH A 
BONA FIDE EATING ESTABLISHMENT, A PROPOSED 
ADDITION TO THE EXISTING RESTAURANT, AND TO ALLOW 
LIVE ENTERTAINMENT AT 2327 ROSEMEAD BLVD 
(MARISCOS SAN ISIDRO).  

  
PUBLIC NOTICE: Notice of Public Hearing was posted on May 15, 2025. 
  
ENVIRONMENTAL 
DETERMINATION: 

This proposed Project is categorically exempt from environmental 
review pursuant to Section 15301 Class 1 of the California 
Environmental Quality Act (CEQA) Guidelines. The proposed 
Project satisfies the criteria for the Class 1 categorical exemption 
for existing facilities. The criteria is the operation, repair, 
maintenance, permitting, leasing, licensing, or minor alteration of 
existing public or private structures, facilities, mechanical 
equipment, or topographical features, involving negligible or no 
expansion of use beyond that existing at the time of the lead 
agency’s determination. 

   
  
PROJECT LOCATION:  

     Address:                           2327 Rosemead Boulevard 
                                         Project Applicant:              Luis P. Roman 
                                         Property Owner:                Luis P. Roman  
                                         Zone:                                 “C-M” (Commercial-Manufacturing) 
                                         Lot Size:                             30,615 square feet (0.7 acres) 
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SURROUNDING ZONING AND LAND USE: 
  Zone General Plan Land Use 
North “C-M” (Commercial-Manufacturing) Commercial-

Manufacturing 
Wholesale 

South “C-M” (Commercial-Manufacturing) Commercial-
Manufacturing 

Wholesale  

East  “C-M” (Commercial-Manufacturing) Commercial-
Manufacturing 

Wholesale 

West “M” (Manufacturing) Industrial Wholesale 
 
BACKGROUND: On April 15, 1993, the Planning Commission approved a Conditional 
Use Permit to allow for a Type 41 on-sale beer and wine license in conjunction with a 
restaurant. The restaurant under current ownership has been operating at this location 
since 1998, with the original 784 square feet building constructed in 1938, and then 
expanded to the current size of 1,914 sq. ft. 
 
On March 15, 2022 the Planning Commission approved CUP 21-11 which allowed the 
applicant, Edwardo Guzman (“Applicant”), to expand an existing restaurant (1,914 sq. ft), 
upgrade Type 41 on-sale beer and wine license to a Type 47 on-sale general alcohol 
use, and to allow for live entertainment, so long as the applicant continued to comply with 
the conditions stated in Resolution No. 21-11. 
 
On May 16, 2023, Staff prepared a status update for Planning Commission review.  Staff 
contacted the Sheriff’s Department, the Department of Alcoholic Beverage Control 
(ABC), and the City of South El Monte’s Code Enforcement Division.   There was only 
one call for service with the Sheriff’s Department, but no complaints submitted to the 
Code Enforcement Division or any disciplinary actions on behalf of ABC.  At that time, 
construction plans were in the plan check process with a March 15, 2024 expiration date 
to begin construction.  Staff recommended that the Planning Commission receive and file 
the staff report as the business was operating in compliance with the CUP.   
 
At the time of the first status update on May 16, 2023, construction plans were in the plan 
check process. Construction plans were approved shortly thereafter on June 19, 2023, 
with approval expiration on June 19, 2023, however, approval of the CUP expired on 
March 15, 2024, two years after initial CUP approval. An extension (TX 24-02) was filed 
and approved by the Planning Commission for a 12-month extension on April 16, 2024, 
under Resolution No. 24-03. A second extension was deemed necessary and on May 7, 
2025, the applicant submitted another request for an additional extension.  
 
In addition, staff contacted ABC and discovered that the applicant also never applied for 
a Type 47 License, (On-Sale General – Eating Place). They have continued operating 
with a Type 41 License, On-Sale Beer & Wine – Eating Place. Staff confirmed this with 
the restaurant owner and again mentioned that he had been financially unable to proceed 
with the project. The applicant also indicated that he was not hosting any live 
entertainment. 
 
RECOMMENDATION: Staff recommends that the Planning Commission adopt 
Resolution No. 25-05, approving Time Extension 25-01 (TX 25-01) for Conditional Use 
Permit (No. 21-11) to upgrade from a Type 41 (On-Sale Beer and Wine with a bona fide 
eating place) to a Type 47 (On-Sale General (e.g. beer, wine and spirits) with a bona fide 
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eating place), expand the license to the proposed addition to the existing restaurant 
(Marico’s San Isidro) and allow live entertainment at 2327 Rosemead Blvd. 
  
ANALYSIS: On May 7, 2025, Luis Roman (“Applicant”) requested a second Time 
Extension for a CUP that was approved by the Planning Commission on March 15, 2022. 
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 submitted, along with the application for an 
extension, a letter addressed to the commission citing the Covid-19 pandemic as an 
unprecedented challenge which has hindered his project from moving forward. 
Disapproval of the current request would create an undue hardship onto the property 
owner. Approval of this request will not be detrimental to the health, safety, and general 
welfare of the public, in that the approval will allow an already existing restaurant to 
expand its operation to what has already been approved by the Commission. 
  
CONCLUSION: As long as the business continues to act in good faith and adheres to 
the conditions set forth in Resolution No. 21-11, then it should not negatively impact the 
surrounding uses in the area nor the City in general. Staff recommends that the Planning 
Commission adopt Resolution No. 25-04, approving Time Extension 25-01 (TX 25-01). If 
the Planning Commission review concludes that the business is operating in compliance 
with the conditions, the next step will be to receive and file the information.  In the event 
the Planning Commission finds that the business is not operating in accordance with all 
conditions, then it can direct staff to schedule a public hearing before the Planning 
Commission for additional modification or revocation. 
   
ATTACHMENT(S): 
  
A. Resolution No. 25-04 
B. Request From Applicant  
C. Approved Resolution No. 21-11 
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PLANNING COMMISSION

RESOLUTION NO. 25-04

A RESOLUTION OF THE SOUTH EL MONTE PLANNING 
COMMISSION APPROVING A TIME EXTENSION (TX 25-01) 
FOR CONDITIONAL USE PERMIT (CUP 21-11) TO UPGRADE 
FROM A TYPE 41 (ON-SALE BEER AND WINE WITH A BONA 
FIDE EATING PLACE) TO A TYPE 47 (ON-SALE GENERAL 
(E.G. BEER, WINE AND SPIRITS WITH A BONA FIDE EATING 
PLACE), EXPAND THE LICENSE TO THE PROPOSED 
ADDITION TO THE EXISTING RESTAURANT (MARISCOS 
SAN ISIDRO) AND ALLOW LIVE ENTERTAINMENT AT 2327 
ROSEMEAD BLVD.

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

SECTION 1.     On March 15, 2022  Eduardo Guzman (“Applicant”) was approved for a 
Conditional Use Permit (CUP 21-11), to upgrade from a Type 41 (On-Sale Beer and Wine with a 
bona fide eating place) to a Type 47 (On-Sale General (e.g. beer, wine and spirits with a bona fide 
eating place), expand the license to the proposed addition to the existing restaurant (Mariscos San 
Isidro) and allow live entertainment at 2327 Rosemead Blvd (“Property”). The Applicant 
submitted a request for extension on March 18, 2024, which was approved by the Planning 
Commission on April 16, 2024. A second extension was necessary and on May 7, 2025, the 
applicant submitted another request for an additional extension. 

SECTION 2. Pursuant to the South El Monte Municipal Code Section 17.03.060, a 
proposed project’s Conditional Use Permit (CUP) approval shall automatically become null and 
void if not utilized within 24 months from date of approval. If the CUP is not utilized within the 
24-month timeframe, the Applicant may apply for an extension before the expiration of the permit 
if staff determines that the termination of approval will cause an undue hardship on the Applicant. 
Since the Applicant is financially unable to proceed with the proposed expansion and remodel of 
the restaurant, as well as the application for the Type 47 ABC License, the Applicant will 
experience undue hardship. 

SECTION 3. The Planning Commission hereby finds that the adoption of Resolution 25-
04 is categorically exempt from environmental review pursuant to Section 15301 Class 1 of the 
California Environmental Quality Act (CEQA) Guidelines.  The proposed project satisfies the 
criteria for the Class 1 categorical exemption for existing facilities.  The criteria is the operation, 
repair, maintenance, permitting, leasing, licensing, or minor alteration of existing public or private 
structures, facilities, mechanical equipment, or topographical features, involving negligible or no 
expansion of use beyond that existing at the time of the lead agency’s determination. 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 in the Department 
of Community Development and are in the custody of the Director of Community Development.
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Resolution No. 25-04
Page 2 of 2

SECTION 4. The Planning Commission hereby approves Time Extension (TX 25-
01) for Conditional Use Permit (CUP 21-11) for the upgrade from a Type 41 (On-Sale Beer and 
Wine with a bona fide eating place) to a Type 47 (On-Sale General (e.g. beer, wine and spirits with 
a bona fide eating place), a proposed addition to the existing restaurant, and to allow live 
entertainment at 2327 Rosemead Blvd (Mariscos San Isidro) for 12 months from the date of this 
approval. Resolution No. 25-04, provided that Applicant will continue to uphold the conditions 
stated in Conditional Use Permit No. 21-11.

ADOPTED this 27th day of May, 2025.

            _______________________________________
            Chairman

ATTEST:

________________________________
          Secretary

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

I, Renee Reyes, Secretary to the Planning Commission of the City of South El Monte, do hereby 
certify that the foregoing Resolution, being Resolution No. 25-04 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 27th  day of May 2025. 

AYES:
NOES:
ABSENT:
ABSTAIN: 

____________________________________   
                                     Secretary
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Hello,

This is Carlos Roman working on behalf of Roman INC at 2327 Rosemead Blvd. We would like to 
inform you that currently we must extend our permit due to budget constraints. After the Covid-19 
pandemic putting all projects on hold with the City for many months, the construction climate has 
changed significantly. The budget originally set for this project has now become 3-4 times as 
expensive. We are attempting to secure funding for this project and also possibly exploring a less 
expensive and ambitious option for remodel. We hope that the City of South El Monte can 
understand this situation and work with us while we attempt to find a solution. Please do not 
hesitate to contact me any time at the number.

Thank you,

Carlos Roman
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Planning Commission Agenda Report 
Agenda Item No. 7.b. 

 
    
DATE: May 27, 2025 
    
TO: Honorable Chairman and Members of the Planning Commission 
   
APPROVED BY: Gerardo Marquez, Interim Director of Community Development 
    
SUBMITTED BY: Gerardo Marquez, Interim Director of Community Development  
    
SUBJECT: ADOPTION OF RESOLUTION NO. 25-05 APPROVING 

CONDITIONAL USE PERMIT (CUP 25-07) TO ALLOW FOR THE 
CONSTRUCTION OF A NEW 3,886 SQUARE FOOT DRIVE-
THROUGH RESTAURANT LOCATED AT 1223 SANTA ANITA 
AVENUE 

  
PUBLIC NOTICE: Notice of public hearing was posted on May 15, 2025 and mailed 

to all property owners within 300 feet of the project site. 
  
ENVIRONMENTAL 
DETERMINATION: 

Upon submittal of the project, staff reviewed the proposed project 
in accordance with the California Environmental Quality Act 
(CEQA) Guidelines and determined that the project is categorically 
exempt from the provisions of CEQA under Section 15303, Class 
3, because the proposed project is a new construction of a small 
structure under 10,000 sq. ft in an urbanized area. 

   
  
PROJECT LOCATION:  

Address:                          1223 Santa Anita Avenue 
Project Applicant:            In-N-Out Burger, Peter Kulmaticki 
Property Owner:              Santa Anita Commercial Group LLC.  
Zone:                               “C-R” Commercial Residential (“Mixed Use”) 
Lot Size:                          61,732 square feet 
 
 
SURROUNDING ZONING AND LAND USE: 
                                              Zone                                General Plan 
North “P-F” (Public Facilities) Public Facilities and Parks 
South “C” (Commercial) Commercial 
East  “C-R” (Commercial-Residential) Mixed Use 
West “R-1” (Single Family Residential) Low Density Residential 
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BACKGROUND: The subject site is located on the northwest intersection of Santa Anita 
Avenue and Merced Avenue. This project site is currently unimproved and is adjacent to 
a recently approved development and will go through a lot line adjustment to provide a 
1.41 acre site which will be developed with the new 3,886 square foot drive through 
restaurant operated by In-N-Out Burger. Other improvements include an outdoor dining 
area with covered patio, covered trash enclosure, parking lot, landscaping and 
associated site improvements. This lot line adjustment will not affect or create any 
deficiencies to previously approved Planning Commission decisions and will go through 
an administrative approval process. Additionally, the applicant is proposing a 38 vehicle 
queuing lane which will accommodate anticipated demand for the In-N-Out Burger 
restaurant. 
 
RECOMMENDATION: Staff recommends that the Planning Commission adopt 
Resolution No. 25-05, approving Conditional Use Permit (No. 25-07), subject to the 
conditions of approval contained therein. 
  
ANALYSIS:  
 
General Plan & Zoning Consistency 
The General Plan designation for the subject site is “Mixed Use” and the proposed CUP 
is consistent with the goals and objectives of the Land Use designation. The proposed 
uses will promote balanced and dynamic economic growth of the area and provide for 
the commercial needs of the City and surrounding region. The proposed uses are 
compatible with existing uses in the surrounding area such as the restaurants, 
convenience stores, and retail stores located along Santa Anita Avenue and Fawcett 
Avenue/Merced Avenue. Staff has reviewed the development standards for the proposed 
development and has determined that the proposed commercial development meets all 
of the development standards such as setbacks, parking, landscaping, building height, 
lot coverage and traffic circulation.  
  
Circulation and Parking  
The subject site is situated at the northwest corner of Santa Anita and Fawcett/Merced 
Avenues. The primary entrance to the new development will be along Santa Anita 
Avenue and will provide 2 access points. This site will provide reciprocal ingress and 
egress access to the adjacent site to the west to ensure that any future development 
provides adequate circulation entirely on-site. Chapter 17.16, Off-Street Parking and 
Loading, of the Zoning Code requires one parking space  for every four permanent seats 
or occupancy load in the restaurant. Below is a breakdown of the parking requirements 
for this project: 
  
  Seats Parking Stalls 
Restaurant (Indoor) 74 19 
Restaurant (Outdoor) 40 10 
Employees (10% total)   3 
Total Required   32 
Provided Parking   59 

  
Additionally, the applicant is proposing a 38 vehicle queuing lane which will 
accommodate demand for the In-N-Out Burger restaurant. The applicant also provided a 
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queuing and parking analysis for the site and determined that when looking at 18 other 
existing In-N-Out Burger restaurants throughout California, 85% of the stores had a 95 
percentile queue that did not exceed 32 vehicles. This means that the provided 38 vehicle 
queuing is anticipated to satisfy future queuing demands. Additionally, during peak times, 
In-N-Out Burger associates will monitor the parking lot and will dispatch a team member 
with a wireless handheld ordering and payment system if needed to ensure that orders 
and vehicles are processed in a timely manner. 
  
Architectural Design and Landscaping 
  
The project shall provide a modern style architecture for the new development. Modern 
style of architecture has elements that include clean straight lines and simple shapes. 
This development  will provide stucco exterior walls with tile veneer along the base of the 
building. The building will incorporate a white color palette paired with the red accent lines 
that are traditional to In-N-Out Burger’s color scheme. Various materials and treatments 
such as decorative cornices, awnings, and decorative light fixtures will be incorporated 
throughout the project to add character to the site. The development standards for 
commercial uses require that 5% of the parking lot area be designated for landscaping. 
Based on this 5% requirement, a total of 1,235 sq. ft. of landscape area must be provided. 
The developer is proposing to exceed the minimum requirement for landscaping by 
providing approximately 3,503 sq. ft. of landscaping. 
 
CONDITIONAL USE PERMIT 
  
In order to grant a CUP, the Commission must make the following finding pursuant to 
South El Monte Municipal Code (“SEMMC”) Section 17.03.060: 
  

1. The commission shall find that the proposed use shall not be detrimental 
to persons or properties in the immediate vicinity nor to the city in 
general. 

The proposed project provides a 1.41 acre site which will be developed with the new 
3,886 square foot drive through restaurant operated by In-N-Out Burger. Other 
improvements include an outdoor dining area with covered patio, covered trash 
enclosure, parking lot, landscaping and associated site improvements. Additionally, the 
applicant is proposing a 38 vehicle queuing lane which will accommodate demand for the 
In-N-Out Burger restaurant.  The proposed project shall operate in a manner that is 
consistent with all applicable South El Monte Municipal Code noise limit standards as 
well as other conditions of approval which will address lighting, littering and loitering. 
Approval of the CUP will not be detrimental to persons or properties in the immediate 
vicinity, nor to the City in general, due to the conditions of approval in the resolution and 
the fact that many of the surrounding parcels are being utilized as commercial. 
  
Additionally, the proposed project is compatible with the objectives, policies, general land 
uses, economic development and programs specified in the General Plan which includes, 
but is not limited to, the following goals: 
  
Land Use Element 
Goal 1.0: Maintain a balanced mix and distribution of land uses throughout South El 
Monte. The proposed project will provide commercial retail, restaurant, and office service 
tenant spaces to a lot that is currently vacant and unimproved. The project will serve 
adjacent residential zones and will complement adjacent commercial uses. 
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Policy 1.4: Maintain a balanced mix and distribution of land uses throughout South El 
Monte” and “create opportunities for two types of commercial development: (1) 
commercial uses that meet the retail and service needs of the local resident and 
employee populations, and (2) regional-serving retail commercial businesses that 
capture revenues from a broader population base. The proposed project will introduce a 
new nationally recognized franchise tenant on a presently vacant lot. This use will not 
only serve the adjacent single family residential zone and townhome condominium 
development across from Santa Anita Avenue but will also look to capture revenue 
generated from the broader population that travels the adjacent SR 60 freeway.  
  
CONCLUSION: The proposed project is compatible with existing uses along Santa Anita 
Avenue and will not create a negative impact on surrounding uses. Staff has reviewed 
the Applicant’s request and has determined that the proposed project meets all of the 
development standards as set forth in SEMMC Chapter 17.07, which sets development 
standards for the Commercial Residential (Mixed-Use) “C-R” zone.  Approval of the 
Conditional Use Permit, as conditioned, will not be detrimental to persons or properties 
in the immediate vicinity nor to the City in general. Staff recommends the Planning 
Commission adopt Resolution No. 25-05 to approve Conditional Use Permit No. 25-07 
at 1223 Santa Anita Avenue. 
   
ATTACHMENT(S): 
  
A. Resolution 25-05 
B. Vicinity Maps 
C. Project Plans 
  
 

Page 27 of 57



PLANNING COMMISSION 

RESOLUTION NO. 25-05 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 

SOUTH EL MONTE APPROVING CONDITIONAL USE PERMIT NO. 25-07 

TO ALLOW FOR THE CONSTRUCTION OF A NEW 3,886 SQUARE FOOT 

DRIVE-THROUGH RESTAURANT LOCATED AT 1223 SANTA ANITA 

AVE  

THE PLANNING COMMISSION OF THE CITY OF SOUTH EL MONTE HEREBY FINDS, 

RESOLVES, AND ORDERS AS FOLLOWS: 

WHEREAS, In-N-Out Burger, Peter Kulmaticki (“Applicant”) filed an application for a 

Conditional Use Permit (“CUP”) to allow for the construction of a new 3,886 square foot drive-

through restaurant located at 1223 Santa Anita Avenue (“Project”); and 

WHEREAS, pursuant to South El Monte Municipal Code (“SEMMC”) Section 17.03.060, 

the Project requires Planning Commission review and approval because the Project consists of a 

CUP application; and 

WHEREAS, a public hearing was held before the Planning Commission on May 27, 2025, 

to consider the application. All evidence, both written and oral, presented during said public 

hearing was considered by the Planning Commission in making its determination. 

THE PLANNING COMMISSION OF THE CITY OF SOUTH EL MONTE HEREBY FINDS, 

RESOLVES, AND ORDERS AS FOLLOWS: 

SECTION 1: Pursuant to Section 15303 Class 3 of the California Environmental Quality Act, the 

proposed project is categorically exempt from environmental review and a Notice of Exemption 

has been prepared. The proposed project is characterized as a new construction of a small structure 

under 10,000 square feet in an urbanized area. 

SECTION 2: A record of the public hearing indicates the following: 

A. With regard to the application for a CUP, SEMMC Section 17.03.060 requires that the 

Planning Commission find that the proposed use shall not be detrimental to persons or 

properties in the immediate vicinity nor to the City in general.  State law requires that the 

Project be compatible with surrounding uses. 

B. All of the development standards for the commercial development have been satisfied. 

C. The General Plan Land Use designation for the subject site is “Mixed Use.” The Zoning 

Code designation is “C-R” (Commercial-Residential). 

D. The proposed Project promotes the City’s goals and objectives stated in the General Plan. 

No goal or policy will be impaired. 

E. The operation of the new commercial building should not become a nuisance to 

surrounding properties. 
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SECTION 3:  Based on the record of the hearing, including all information presented at the 

hearing, including the Staff Report dated May 27, 2025, which is hereby incorporated into this 

Resolution 25-05 by reference, the Planning Commission hereby makes the following findings 

concerning CUP 25-07: 
 

A. Pursuant to South El Monte Municipal Code (“SEMMC”) Section 17.03.060, the 

proposed use is not detrimental to persons or properties in the immediate vicinity 

nor to the city in general. 

B. As conditioned, the proposed Project shall operate in a manner that is consistent 

with all applicable South El Monte Municipal Code noise limit standards as well 

as other conditions of approval which will address lighting, littering, and loitering. 

The approval of the CUP will not be detrimental to persons or properties in the 

immediate vicinity, nor to the City in general. This is because of the conditions of 

approval in the resolution and because many of the surrounding parcels are 

currently utilized as commercial. 

C. As conditioned, the proposed Project is compatible with the objectives, policies, general 

land uses, economic development and programs specified in the General Plan which 

includes, but is not limited to, the following goals: 

Land Use Element 

Goal 1.0:    Maintain a balanced mix and distribution of land uses throughout South El 

Monte. The proposed Project will provide commercial retail, restaurant, and 

office service tenant spaces to a lot that is currently vacant and unimproved. The 

Project will serve adjacent residential zones and will complement adjacent 

commercial uses. 

Policy 1.4:    Maintain a balanced mix and distribution of land uses throughout South El 

Monte” and “create opportunities for two types of commercial development: (1) 

commercial uses that meet the retail and service needs of the local resident and 

employee populations, and (2) regional-serving retail commercial businesses 

that capture revenues from a broader population base. The proposed Project 

will introduce a new nationally recognized franchise tenant on a presently 

vacant lot. This use will not only serve the adjacent single family residential 

zone and townhome condominium development across from Santa Anita 

Avenue but will also look to capture revenue generated from the broader 

population that travels the adjacent SR 60 freeway. 

SECTION 4:  Based on the foregoing, the Planning Commission hereby approves CUP No. 25-

07, pursuant to the conditions listed below. 

 

General Conditions: 

1. The Applicant  and the business entity allowed for hereunder shall indemnify, defend and 

hold harmless the City, its officers, agents, employees, and volunteers from any and all 
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claims, lawsuits or actions arising from the granting of, or the exercise of, the rights 

permitted by this approval, and from any and all claims or losses occurring or resulting to 

any person, firm, corporation or property for damage, injury, or death arising out of, or 

connected in anyway, with the performance of the use permitted hereby.  The Applicant’s 

obligation to indemnify, defend, and hold harmless the City shall include, but not be limited 

to, paying all legal fees and costs incurred by legal counsel of the City’s choice in 

representing the City in connection with any such claims, losses, lawsuits or actions, and 

any award of damages or attorney’s fees in any such lawsuit or action. 

2. The Applicant and the business entity allowed for hereunder shall execute an Affidavit of 

Acceptance of these conditions in the presence of a Notary Public and return the Affidavit 

to the Director of Community Development within ten calendar days of the date of the 

Planning Commission’s approval. 

3. The approval shall lapse and become void if the privilege authorized is not utilized or where 

some form of construction pursuant to issuance of a building permit has not commenced 

within two (2) years from the date of this approval. 

4. Applicant and its employees, agents and contractors shall comply with all Municipal Code 

provisions. 

Planning Conditions: 

5. The property owner shall ensure that future tenants are provided with the conditions of 

approval and that tenants sign a lease addendum confirming that they have read and 

understand all conditions relative to operation of the facility.  

6. In the event of a violation of any of the conditions of approval, the property owner and 

tenant will be issued a notice of correction. If said violation is not remedied within a 

reasonable period of time and/or subsequent violations of the conditions of approval and/or 

City law occurs within ninety (90) days of any notice of correction, the property owner 

shall be held responsible for reimbursing the City for all staff time directly attributable to 

enforcement of the conditions of approval and/or City law including, but not limited to, 

revocation of the herein conditional use permit.  

7. The proposed project shall be developed in accordance with the plans submitted. 

8. The applicant shall be responsible for maintaining the subject site litter free at all times.  

9. The store windows shall conform to the city’s signage code 17.15 (Advertising Signs) and 

not cover windows with more than 25% of signage.  

10. All signage shall be approved separately by the Planning Division under the approved sign 

program under a separate sign and building permit. 

11. Graffiti shall be removed from the premises within twenty-four (24) hours of discovery. 

The exterior painting shall include an anti-graffiti application. 
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12. All buildings and walls must be finished with graffiti resistant materials. 

13. There shall be no outside vending machines. 

14. The construction time shall be limited from 7:00 a.m. to 7:00 p.m. Monday through Friday. 

No construction shall be permitted on weekends and City designated holidays. 

15. No person shall operate or cause or authorize the operation of any tools or equipment used 

in construction, drilling, repair, alteration, or demolition work between the hours of 10:00 

p.m. and 7:00 a.m., or at any time on weekends or holidays, such that the sound therefrom 

creates a noise disturbance across the real property line of an adjacent or nearby property 

developed entirely or partially for residential use. 

16. No person shall sound or permit the sounding of any electronically amplified signal from 

any stationary bell, chime, siren, whistle, or similar device, for more than ten (10) seconds 

in any hourly period. Houses of religious worship shall be exempt from this provision. 

17. No person shall load, unload, open, close or handle boxes, crates, containers, building 

materials, metal, equipment or other objects or personal property between the hours of 

10:00 p.m. and 7:00 a.m. in such manner as to cause a noise disturbance across the real 

property line of an adjacent or nearby property developed entirely or partially for 

residential use. 

18. The site shall be watered down periodically to reduce fugitive dust created during 

construction. 

19. The applicant shall surround the subject site with a security fence during construction 

subject to approval by the Community Development Director (i.e., chain link with a 

lockable gate). 

20. The applicant shall provide adequate security lighting in the parking lot. All lighting shall 

be directed and shielded so that all lighting is directed onto the subject site only. Applicant 

shall also provide a photometric plan showing light levels in the area so that light is directed 

onto the subject site only and not adjacent property. 

21. Applicant shall provide security cameras and building lights with motion sensors. They 

shall be placed around the proposed development where feasible to reduce opportunities of 

criminal activities. Cameras and lighting shall be placed in such a way where law 

enforcement can adequately identify vehicle license plates upon entry/exit to the site. 

22. All exterior doors shall be lit with a minimum of one (1) foot candle power of intensity and 

constructed of tamper-resistant fixtures. 

23. There shall be no display or merchandise in the parking area or on walkways, except as 

permitted as a temporary use. 

24. No vehicles shall be displayed “For sale” in the public parking lot.  

25. No repair of vehicles shall occur at any time. 
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26. During construction of the project emergency access shall be maintained at all times. 

27. Provide numerical addresses in a font size on the corner of the building that can be easily 

viewed and read from the street.  

28. The applicant shall execute an Affidavit of Acceptance of these conditions in the presence 

of a Notary Public and return the Affidavit to the Director of Community Development 

within ten (10) calendar days of the date of the Commission's approval. 

29. Before issuance of a building permit, all applicable Lot Line Adjustments shall be finalized 

and recorded with the Los Angeles County Recorder’s Office.  

30. At the time of development, the applicant shall submit a site plan and grading plan with 

hydrology calculations to the Building Divisions showing the handling of on-site drainage.  

Before building permit issuance, the plans shall be approved by the Public Works 

Department and respective departments. 

31. The applicant shall incorporate roof and surface drain to be collected on-site and terminate 

at the face of curb. 

32. Applicant shall adhere to all provisions of South El Monte Chapter 8.44 entitled Storm 

Water and Urban Runoff Pollution Control and best management practices shall be utilized 

throughout the duration of the project. 

33. All loading and unloading shall occur on-site at all times. 

34. The applicant shall comply with the City of South El Monte Noise Ordinance. In addition, 

noise levels may not exceed 70 db (a) during business hours, Monday through Friday.  

Should the City receive two or more complaints regarding noise levels at the site, the 

applicant shall, at the request of the Director of Community Development, conduct a noise 

analysis of the subject site. 

35. All landscaping shall be continuously maintained free of weeds, debris, litter or temporary 

signage. 

36. The applicant shall submit detailed landscaping and irrigation plans, prepared by a 

registered Landscape Architect, for the review and approval of the Planning Division 

before the issuance of building permits in conformance with the latest Model Water 

Efficiency Landscape Ordinance (MWELO). 

37. Before the issuance of permits, detailed site development plans, including plot plans, floor 

plans and building elevations shall be submitted to the Building Division for review and 

approval. 

38. Conformance with all included conditions of this Resolution shall be achieved before the 

issuance of a Certificate of Occupancy and/or the issuance of a business license. 

39. No signs, advertisements, or graphics shall be painted on any building wall or placed on 

the roof, nor shall any pennants, flags, streamers or other type of temporary signage be 
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allowed unless the Planning Division grants approval. 

40. All utilities shall be located underground. 

41. All rooftop equipment shall be screened from public view. 

42. Any bollards on the site visible from the public right of way shall be decorative in nature 

and shall be approved by the Director of Community Development or designee. 

43. A trash enclosure with minimum 5’ X 7’ interior dimensions shall be required for the 

proposed site. The trash enclosure shall be constructed of masonry material and painted to 

match the existing building. Landscaping shall be provided around the trash enclosure to 

screen it from public view. Applicant shall also schedule additional pick-ups or provide 

additional enclosures if it is determined by the Director of Community Development that 

such additional enclosures and/or additional pick-ups are necessary.  

44. The location of the FDC, Fire Water Service Backflow Device, shall be subject to the 

approval of the Director of Community Development. The required Backflow device shall 

be screened from public view at all times by landscaping or a decorative block wall. 

Building Conditions: 

45. The second sheet of building plans is to list all conditions of approval and to include a 

copy of the Planning Commission Decision letter. This information shall be incorporated 

into the plans prior to the first submittal for plan check.  

46. Plans prepared in compliance with the current Building Code shall be submitted to 

Building Division for review prior permit issuance. 

 

47. Fees shall be paid to the County of Los Angeles Sanitation District prior to issuance of 

the building permit. 

48. The building shall be addressed as 1223 Santa Anita Ave., and an application to assign 

unit numbers shall be filed with the City prior to plan check submittal. 

49. In accordance with paragraph 5538(b) of the California Business and Professions Code, 

plans are to be prepared and stamped by a licensed architect. 

50. Structural calculations prepared under the direction of an architect, civil engineer or 

structural engineer shall be provided. 

51. A geotechnical and soils investigation report is required, the duties of the soils engineer 

of record, as indicated on the first sheet of the approved plans, shall include the 

following: 

a) Observation of cleared areas and benches prepared to receive fill; 

b) Observation of the removal of all unsuitable soils and other materials; 

c) The approval of soils to be used as fill material; 

d) Inspection of compaction and placement of fill; 

e) The testing of compacted fills; and 
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f) The inspection of review of drainage devices. 

 

52. The owner shall retain the soils engineer preparing the Preliminary Soils and/or 

Geotechnical Investigation accepted by the City for observation of all grading, site 

preparation, and compaction testing. Observation and testing shall not be performed by 

other soils and/or geotechnical engineer unless the subsequent soils and/or geotechnical 

engineer submits and has accepted by the City, a new Preliminary Soils and/or 

Geotechnical Investigation. 

53. A grading and drainage plan shall be approved prior to issuance of the building permit. 

The grading and drainage plan shall indicate how all storm drainage including 

contributory drainage from adjacent lots is carried to the public way or drainage structure 

approved to receive storm water. 

54. Stormwater Planning Program LID Plan Checklist (MS4-1 FORM) completed by 

Engineer of Record shall be copied on the first sheet of Building Plans and on the first 

sheet of Grading Plans. The form can be found at the following link 

https://www.dropbox.com/scl/fi/xliqonam5j4jro5oklnw4/MS4-Permit-LID-

Determination-Form.pdf?rlkey=zr7tu632u2staheexj6vqvxvg&dl=0  

55. Prior submitting grading plans to Engineering Department, LID review shall be 

completed and approved.  

 

56. All State of California disability access regulations for accessibility shall be complied 

with.  

57. Approval is required from the Los Angeles County Health Department for restaurants. 

 

58. The property shall be surveyed, and the boundaries marked by a land surveyor licensed 

by the State of California. 

59. Foundation inspection will not be made until the excavation has been surveyed and the 

setbacks determined to be in accordance with the approved plans by a land surveyor 

licensed by the State of California. THIS NOTE IS TO BE PLACED ON THE 

FOUNDATION PLAN IN A PROMINENT LOCATION.  

60. Separate application and plan review is required for Electrical plans.  

61. Separate application and plan review is required for Mechanical plans.  

62. Separate application and plan review is required for Plumbing plans.  

63. Project shall comply with the CalGreen Non-Residential mandatory requirements. 

64. No form work or other construction materials will be permitted to encroach into adjacent 

property without written approval of the affected property owner. 
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65. All fire sprinkler hangers must be designed, and their location approved by an engineer or 

an architect. Calculations must be provided indicating that the hangers are designed to 

carry the tributary weight of the water filled pipe plus a 250-pound point load. A plan 

indication this information must be stamped by the engineer or the architect and 

submitted for approval prior to issuance of the building permit. 

66. Separate permit is required for Fire Sprinklers. 

67. Building permits shall not be issued until the final map has been prepared to the 

satisfaction of the Building Official. 

Engineering Conditions: 

68. The second sheet of building plans, grading plans and/or offsite improvement plans is to 

list all conditions of approval and to include a copy of the Planning Commission Decision 

letter. This information shall be incorporated into the plans prior to the first submittal for 

plan check. 

69. A geotechnical and soils investigation report is required, the duties of the soils engineer 

of record, as indicated on the first sheet of the approved plans, shall include the 

following: 

a) Observation of cleared areas and benches prepared to receive fill; 

b) Observation of the removal of all unsuitable soils and other materials; 

c) The approval of soils to be used as fill material; 

d) Inspection of compaction and placement of fill; 

e) The testing of compacted fills; and 

f) The inspection of review of drainage devices. 

 

70. The owner shall retain the soils engineer preparing the Preliminary Soils and/or 

Geotechnical Investigation accepted by the City for observation of all grading, site 

preparation, and compaction testing. Observation and testing shall not be performed by 

another soils and/or geotechnical engineer unless the subsequent soils and/or geotechnical 

engineer submits and has accepted by the Public Works Department, a new Preliminary 

Soils and/or Geotechnical Investigation. 

71. A grading and drainage plan shall be approved prior to issuance of the building permit. 

The grading and drainage plan shall indicate how all storm drainage including 

contributory drainage from adjacent lots is carried to the public way or drainage structure 

approved to receive storm water. 

72. LID review shall be completed prior submitting grading plans for plan review through the 

Building Department. Grading plans shall be submitted including the proof of approval of 

LID or exemption of LID. 

73. Install new driveway approach in accordance with SPPWC Standard Plan 110-2, and as 

directed by the City Engineer or his/her designee. 
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74. No portion of the driveway and/or parkway drain shall encroach to the frontage of the 

adjacent property. 

75. Close existing driveway apron, and install necessary improvements (parkway, landscape, 

sidewalk, curb and gutter, any others as applicable) to match required adjacent sections, 

and as directed by the City Engineer or his/her designee. 

76. Remove and replace sidewalk along the entire length of the property frontage in 

accordance with SPPWC standard plan 113-2, and as directed by the City Engineer or 

his/her designee. 

77. Remove and replace curb and gutter along the entire length of the property frontage in 

accordance with SPPWC Standard Plan 120-2, and as directed by the City Engineer or 

his/her designee. 

78. The approved building address(es) shall be painted on the curb to the City’s standards as 

required by the Public Works Inspector prior to final inspection. 

79. Relocate the water meter from the sidewalk as directed by the City Engineer or his/her 

designee. 

80. Rehabilitate existing AC street pavement along the length of the property frontage and 

side to the centerline of the street on Santa Anita Ave and as directed by the City 

Engineer or his/her designee.  Grind existing pavement and overlay new AC (from depth 

of 2” or 4” to be determined at the time of improvements). ADA, sidewalk, curb ramps, 

curb and gutter, and driveway approaches shall be constructed to facilitate drainage and 

comply with ADA regulations. However, if the street comes into moratorium during the 

time of these conditions to the time of the public work improvements, then the grind 

existing pavement to a depth of 2” and overlay new AC will be required (to centerline or 

full width depending on furthest excavation). 

81. Underground all utility services adjacent to and to the property. 

82. Protect existing tree(s). 

83. The project shall be reviewed and approved by the City Traffic Engineer prior to the 

issuance of permits. Any mitigation measures shown on the traffic study, if any, shall be 

made at the sole cost to the property owner/developer.  The designer should consider the 

largest design vehicle that is likely to use that facility with some frequency in 

determining the radii needed at intersections, turning roadways, and driveways. Scaled 

turning templates shall be used for any type of vehicle, including passenger cars, through 

the drive-thru to show the swept width and or tracking width of design vehicles as an 

overlay. 

84. The following documents shall be submitted for the review of the City Engineer for 

purposes of the Lot Line Adjustment: 

• Current Title Report and legal descriptions. 
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• Copy of the current owner’s recorded deed. 

• Copy of Assessor’s Parcel Map. 

• Documentation of recorded access to the subject property (unless abutting a 

public street), if not recorded with the current’s deed. 

• Certificate of Compliance for Lot Line Adjustment Form  

• Certificate of Compliance 

• Exhibit “A” Legal Description Prior to Lot Line Adjustment 

• Exhibit “B” Legal Description After Lot Line Adjustment 

• Exhibit “C” Owner’s Certification (Signed and notarized) 

• Exhibit “D” Plat of Property Showing the Lot Line Adjustment 

• Traverse calculations and closures of parcel(s). 

• Copy of underlying record map, parcel map or record of survey. 

• Proposed grant deed and new legal descriptions, if necessary for conforming 

parcels. (Conforming Deeds) 

• Submit sufficient evidence that affected parcels are legal, separate parcels.  

• Legal descriptions and exhibits shall be prepared by a Registered Civil Engineer 

of Licensed Land Surveyor. 

• The plat must show and include the following information: 

▪ North point and scale. 

▪ Abbreviated legal description (for entire project site only). 

▪ All parcels alphabetically labeled “Parcel A”, “Parcel B”, etc. 

▪ Current Assessor’s Parcel Number (APN) of each existing parcel. 

▪ Owner’s Name of parcel. 

▪ Existing boundary line to be adjusted shown as a short dashed line and 

labeled “Existing Boundary.” Show other existing boundaries as solid 

lines. 

▪ Proposed boundary line shown as a solid line and labeled: “Proposed 

Boundary.” 

▪ Boundary dimensions of each parcel. 

▪ Name, width and location of all existing and/or proposed street and road 

easements on or adjacent to the site. Also, identify legal access to the site. 

▪ Net area of each parcel. 

▪ Name address, telephone number and signature of the person who 

prepared the plat. 

• Any other items required by the Planning Department for a Lot Line Adjustment 

Application. 

 

SECTION 5:  Any interested party may appeal this decision to the City Council pursuant 

to Section 17.03 of the South El Monte Municipal Code. 

 

 

[SIGNATURES ON FOLLOWING PAGE] 
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PASSED, APPROVED AND ADOPTED this 27th day of May 2025. 

 

 

                  _______________________________________ 

                    Chairman 

ATTEST: 

________________________________ 

          Secretary 

 

STATE OF CALIFORNIA   ) 

COUNTY OF LOS ANGELES  )  SS  

CITY OF SOUTH EL MONTE  ) 

 

I, Renee Reyes, Secretary to the Planning Commission of the City of South El Monte, do hereby 

certify that the foregoing Resolution, being Resolution No. 25-05 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 27th day of May 2025.  

 

AYES: 

NOES: 

ABSENT: 

ABSTAIN:     ____________________________________    

                                 Secretary 
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[Vicinity Map/Aerials] 

1223 Santa Anita Ave 
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CITY ENTITLEMENT
NEW SITE PLAN

C30

DEVELOPER:
CIVIL ENGINEER: IN-N-OUT BURGER

1223 SANTA ANITA AVENUE
SOUTH EL MONTE, CA 91733

IN-N-OUT BURGER
13502 HAMBURGER LANE
BALDWIN PARK, CA 91706
CONTACT: PETER KULMATICKI
PHONE: 626 813-5378

16775 ADDISON ROAD, SUITE 350
ADDISON, TX 75001
PH: (469) 960-2322
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"GOD BLESS AMERICA"

13502 HAMBURGER LANE
BALDWIN PARK, CA 91706

SOUTH EL MONTE, CA
NEQ MERCED AVE. & SANTA ANITA AVE.

ISSUED: 04/04/25

MILK GLASS STUCCO, WIRECUT BRICK "ICEBERG" WAINSCOT WITH MATCHING FIELD CUT ROWLOCK SILL, FLAT ROOF, 
AND COOLEY BRITE AWNINGS
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13502 HAMBURGER LANE
BALDWIN PARK, CA 91706

"GOD BLESS AMERICA"

ISSUED: 05/19/25SOUTH EL MONTE, CA
LANDSCAPING @ INSTALL
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13502 HAMBURGER LANE
BALDWIN PARK, CA 91706

"GOD BLESS AMERICA"

ISSUED: 05/19/25SOUTH EL MONTE, CA
LANDSCAPING @ MATURITY
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	1. ROLL CALL
	2. PLEDGE OF ALLEGIANCE 
	3. PRESENTATIONS - None
	4. APPROVAL OF AGENDA
	5. PUBLIC COMMENT
	6. CONSENT CALENDAR
	a. CONSIDERATION AND APPROVAL OF THE REGULAR PLANNING COMMISSION MEETING
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	7. PUBLIC HEARINGS 
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	8. GENERAL BUSINESS
	a. FUTURE PLANNING COMMISSIONER TRAINING

	9. COMMISSIONERS REPORTS, INCLUDING AB 1234 REPORTS 
	10. CORRESPONDENCE - None
	11. COMMISSIONERS AGENDA
	a. Chair Ortiz1. Update on massage parlor, Sunny Spa,

	12. STAFF MEMBER COMMENTS
	a. Recap of 2025 ICSC Conference.

	13. ADJOURNMENT

