
           

WEST COVINA PLANNING COMMISSION AGENDA
CITY COUNCIL CHAMBERS - FIRST FLOOR

REGULAR MEETING
 

Tuesday April 23, 2019
7:00 PM

 

AMERICANS WITH DISABILITIES ACT 
The City complies with the Americans with Disabilities Act (ADA). If you will need
special assistance at Planning Commission meetings, please call (626) 939-8422 (voice) or
(626) 960-4422 (TTY) from Monday through Thursday. Do call at least one day prior to
the meeting date to inform us of your particular needs and to determine if accommodation
is possible. For sign language interpreter services at Planning Commission meetings,
please request no less than four working days prior to the meeting.

PUBLIC COMMENTS/ADDRESSING THE COMMISSION 
Any person wishing to address the Planning Commission on any matter listed on the
agenda or on any other matter within their jurisdiction is asked to complete a speaker card
that is provided on the speaker podium and submit the card to a Planning Department staff
member.

Please identify on the speaker card whether you are speaking on an agenda item or
non-agenda item. Requests to speak on non-agenda items will be heard during “Oral
Communications” before the Public Hearing section of the agenda. Oral Communications
are limited to thirty (30) minutes. Generally, comments are limited to five minutes per
speaker unless further time is granted by the Chairperson. The Chairperson may also, at
his or her discretion, further limit the time of each speaker in order to accommodate a
large number of speakers and/or to ensure that the business of the Planning Commission
is effectively conducted. 

Any testimony or comments regarding a matter set for a Public Hearing will be heard
during the public hearing for that item. 

Next Resolution No. 19-5985
           

PLEDGE OF ALLEGIANCE
 

MOMENT OF SILENT PRAYER/MEDITATION
 

ROLL CALL

 
 



APPROVAL OF MINUTES
 

1. Special meeting, City Council/Planning Commission, November 15, 2018
Regular meeting, April 9, 2019
 

 

CONSENT CALENDAR
All matters listed under CONSENT CALENDAR are considered to be routine and can be acted on by one roll call vote. 
There will be no separate discussion of these items unless members of the Planning Commission request specific items to be
removed from the Consent Calendar for separate discussion or action.
 

2. Second One-Year Extension of time for Precise Plan No. 14-01, and Conditional Use
Permit No. 14-05.
Construction of a 2,880-square foot permanent pre-fabricated modular classroom building.
1030 E. Merced Avenue

 

ORAL COMMUNICATIONS 

This is the time when any member of the public may speak to the Commission on any matter within the
scope of duties assigned to the Commission relating to non-agendized or consent calendar items. Other
matters included on this agenda may be addressed when that item is under consideration. For all oral
communications, the chairperson may impose reasonable limitations on public comments to assure an
orderly and timely meeting. The Ralph M. Brown Act limits the Planning Commission and staff's
ability to respond to public comments at this meeting. Thus, your comments may be agendized for a
future meeting or referred to staff. The Commission may ask questions for clarification, if desired, at
this time.

By policy of the Commission, Oral Communications at this time on the agenda is limited to a total of 15
minutes. Persons who are not afforded the opportunity to speak at this time may do so under
"Continuation of Oral Communications" later on the agenda.
 

PUBLIC HEARINGS
 

3. CONDITIONAL USE PERMIT NO. 19-03
CATEGORICAL EXEMPTION
APPLICANT: International Theological Seminary 
LOCATION: 540 E Vine Avenue
REQUEST: The applicant is requesting a Conditional Use Permit to allow the use of a
theological school to train pastors and church leaders, International Theological Seminary,
located within an existing 76,750-square foot lot on the corner of Vine Avenue and Walnut
Avenue. No new construction or exterior modifications are proposed in conjunction with the
proposed theological school.         
      
a. Hear staff report
b. Public testimony
c. Close public testimony and Commission discussion
d. Staff to read Resolution numbers
e. Motion/second to adopt resolution approving/denying



This action is final unless appealed to the City Council within ten (10) days.
 

NON-HEARING ITEMS
 

4. STUDY SESSION - CODE AMENDMENT NO. 18-04
ALCOHOL SALES AT SERVICE STATIONS

 

5. A RESOLUTION ADOPTING DESIGN GUIDELINES FOR SMALL WIRELESS
FACILITIES IN THE PUBLIC RIGHT-OF-WAY
GENERAL EXEMPTION

 

CONTINUATION OF ORAL COMMUNICATIONS
 

COMMISSION REPORTS/COMMENTS AND MISCELLANEOUS ITEMS 

This is the time when any member of the Commission may bring a matter to the attention of the full
Commission that is within the scope of duties assigned to the Commission. Any item that was
considered during the Agenda is not appropriate for discussion in this section of the agenda. NO
COMMISSION DISCUSSION OR ACTION CAN BE CONSIDERED AT THIS TIME. If the
Commission desires to discuss an issue raised by a speaker or take an action, the Commission may vote
to agendize the matter for a future meeting.
 

6. COMMUNITY DEVELOPMENT DIRECTOR'S REPORT   

 

a. Forthcoming - April 23, 2019
 

b. Project Status Report - April, 2019
 

7. CITY COUNCIL ACTION:

This is an oral presentation of City Council matters and actions, which are in the
Commission’s area of interest

  

 

ADJOURNMENT
 

 



City of West Covina

A G E N D A

ITEM NO. 1.
TO: Planning Commission DATE: April 23, 2019
FROM: Planning Division  
SUBJECT: Special meeting, City Council/Planning Commission, November 15, 2018

Regular meeting, April 9, 2019
 

Attachments
4.9.19 Minutes 
11.15.18 minutes 



UNADOPTED MINUTES 
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MINUTES 

REGULAR MEETING OF THE PLANNING COMMISSION 

CITY OF WEST COVINA 

Tuesday, April 9, 2019 

 

The regular meeting of the Planning Commission was called to order at 7:00 p.m. in the West Covina 

Council Chambers.  Chairman Redholtz led the Pledge of Allegiance and the Commission observed a 

moment of silence. 

 

ROLL CALL 

 

Present:   Heng, Holtz, Jaquez and Redholtz 

 

Absent:  Kennedy (excused) 

 

City Staff Present: Anderson, Burns, Aguilar and de Zara 

 

APPROVAL OF MINUTES:    

 

1. Regular meeting, March 12, 2019 

 

 The minutes were approved as submitted. 

 

OTHER MATTERS OR ORAL COMMUNICATIONS 

  

Interim City Manager David Carmany introduced himself to the Planning Commission. 

 

PUBLIC HEARINGS 

 

 2. CONDITIONAL USE PERMIT NO. 19-02 

CATEGORICAL EXEMPTION:  Pursuant to the California Environmental Quality Act 

(CEQA), the proposed project is considered to be categorically exempt (Class1, 

Existing Facilities) in that the proposed use will occupy an existing tenant space. 

APPLICANT: Marc Fresina 

LOCATION: 420 N. Azusa Avenue 

REQUEST: The applicant is requesting approval of a conditional use permit to allow for 

the operation of a 2,077-square foot recreational center (axe-throwing) within the 

Varney Center.  No additional square footage is proposed to the existing building.  The 

subject property is located in the “Neighborhood Commercial” (N-C) Zone.   

 

A G E N D A 
DATE:       April 23, 2019  

ITEM NO.:     1     
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Planning Assistant Rene Aguilar presented the staff report.  During his presentation he 

spoke about the proposed use, the zoning of the property, the proximity to a residential 

neighborhood, and the proposed hours of operation.  In addition, Mr. Aguilar informed 

the Commission that staff had received email from a resident in the adjacent 

neighborhood expressing concern about the potential noise from the business.  He said 

mitigation measures were included in the conditions of approval, addressing possible 

noise issues.   

  

There was a discussion by the Commission regarding participants wearing protective 

gear, and the proposed six-month review.  The Commission also discussed Condition F 

in the resolution which addresses the number of employees allowed during the hours of 

operation, and if there was a minimum age under the law to participate in the activity of 

axe-throwing.  Commissioner Holtz said he had attended an axe-throwing event and 

gave his input on the matter.   

 

Chairman Redholtz opened the public hearing. 

 

PROPONENT: 

 

Marc Fresina, applicant, addressed the Commission regarding his request.  He told the 

Commission that he had already spoken to an audio engineer regarding ways to mitigate 

the noise created by axes being thrown.  He also said that participants would have to be 

over the age of 18, due to requirements from his insurance company. In addition, he 

told the Commission that there would not be any food or alcoholic beverages available 

on the premises and he would not allow anyone who was intoxicated or under the 

influence of drugs to participate in axe-throwing.  Mr. Fresina asked that Condition No. 

F in the resolution be amended to read “minimum” number of employees, instead of 

“maximum number of employees”.  There was also a discussion with the Commission 

regarding recycling of wood, the number of stalls available for participants, sound 

attenuation measures, the number of participants to be allowed in each stall and the 

applicant’s experience in axe-throwing.  Chairman Redholtz also asked about 

spectators, tournaments and impact boards. Mr. Fresina told the Commission that he 

was aware of the adjacent neighborhood and did not want to disturb the residents so he 

was open to adding sound-proofing to make this use more comfortable for the 

residents.  

 

OPPONENTS: 

 

Kim Sutliffe and Angie Gillingham spoke in opposition to this request.  Ms. Sutliffe said 

she had visited a similar facility in Upland and said there was a lot of noise created by 

the use.  She also said she did not want to hear obscenities and did not want additional 

noise in her neighborhood.  She also said she was opposed to the six-month review.   
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Ms. Gillingham asked about the number of people who would be present during the 

hours of operation.  She added that alcoholic beverages were available in the shopping 

center and asked how the owner would monitor participants who might drink before 

entering his establishment. 

 

REBUTTAL: 

 

Mr. Fresina rebutted the testimony in opposition by saying that the maximum number of 

people inside the establishment would be about 30.  He also said that he would make 

sure that there would be no activity taking place outside and he agreed to all the 

conditions in the resolution.  There was a discussion regarding how long participants 

would be able to use the space and the cost. 

 

Chairman Redholtz closed the public hearing. 

 

There was a discussion by the Commission regarding whether the review of the business 

should take place sooner than six months.  The Commission also discussed a review by 

the Community Development Director after six months, and a Planning Commission 

review 18 months after the business opens.  During the discussion, Commissioner Heng 

suggested more sound-proofing materials be used.  The Commission also amended the 

conditions of approval to require a minimum age of 18 to use the facility, no alcohol or 

marijuana use prior to using the facility, customers will be required to use axes provided 

by the facility, no furniture allowed in the alley, no food or drink allowed,  doors to the 

rear of the facility must be closed at all times and speakers must be pointed toward the 

front of the building.  In addition, the Commission amended Condition F to require a 

minimum of two employees.  They also required a review six months after the business 

opens.  Mr. Fresina agreed to all the conditions discussed by the Planning Commission. 

 

Motion by Holtz, seconded by Jaquez, to waive further reading and adopt Resolution 

No. 19-5982, as amended, approving Conditional Use Permit No. 19-02.  Motion 

carried 4-0 (Kennedy absent, excused.) 

 

Chairman Redholtz said this action is final unless appealed to the City Council within ten 

(10) days.   

 

 3. ZONE CHANGE NO. 19-01 

  GENERAL EXEMPTION 

  APPLICANT: City of West Covina 

  LOCATION: 1904 W. Pacific Lane 

REQUEST: Change the zoning designation of 1904 W. Pacific Lane from “Single-

Family Residential” (R-1) to “Multiple Family Residential” (MF-20) 
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Planning Manager Jo-Anne Burns presented the staff report.  During the presentation 

she discussed the subject property and explained how surrounding properties had been 

rezoned in the 1950s and 1970s to Multiple Family Residential.  She told the 

Commission that the zone change would make this property consistent with surrounding 

properties in the area.  Staff recommended that the Planning Commission recommend 

approval of this application to the City Council. 

 

Chairman Redholtz opened the public hearing. 

 

PROPONENT: 

 

Peggy Hale, owner of the subject property, said she is in favor of the zone change.  

 

OPPONENTS: 

 

No one spoke in opposition to this application. 

 

Chairman Redholtz closed the public hearing. 

 

Motion by Holtz, seconded by Jaquez, to waive further reading and adopt Resolution 

No. 19-5983, recommending to the City Council, approval of Zone Change No. 19-

01.  Motion carried 4-0 (Kennedy absent, excused.) 

 

Chairman Redholtz said final action on this matter will take place at a public hearing 

before the City Council on a date to be determined. 

 

 4.  CODE AMENDMENT NO. 19-01 

  GENERAL EXEMPTION 

  APPLICANT: Brian Jackson for rePlanet 

  LOCATION: Citywide 

 

Planning Manager Jo-Anne Burns presented the staff report.  During her presentation, 

Ms. Burns explained the proposed changes to the Municipal Code.  She told the 

Commission that the code amendment had been requested by rePlanet, and staff had 

been working with the City Attorney’s office on the code amendment. 

 

Chairman Redholtz opened the public hearing. 

 

PROPONENT: 

 

Paige Gosney, representing rePlanet, spoke in favor of the code amendment. 

 

OPPONENTS: 
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No one spoke in opposition to this request. 

 

Chairman Redholtz closed the public hearing. 

 

There was a discussion by the Commission regarding the review and final action on this 

matter by the City Council. 

 

Motion by Jaquez, seconded by Holtz, to waive further reading and adopt Resolution 

No. 19-5984, recommending to the City Council approval of Code Amendment No. 

19-01.  Motion carried 3-1 (Heng opposed, Kennedy absent, excused.) 

 

Chairman Redholtz said final action on this matter will take place at a public hearing 

before the City Council on a date to be determined. 

 

  NON-HEARING ITEMS - None 

   

CONTINUATION OF ORAL COMMUNICATIONS 

 

 None 

 

COMMISSION REPORTS/COMMENTS AND MISCELLANEOUS ITEMS 

  

 None 

 

 5. COMMUNITY DEVELOPMENT DIRECTOR’S REPORT: 

  

  a. Forthcoming – April 9, 2019 

 

 6. CITY COUNCIL ACTION: 

 

  None 

 

ADJOURNMENT 

 

Chairman Redholtz adjourned the meeting at 8:10 p.m. 

 

 Respectfully submitted: 

 

 Lydia de Zara 

 Senior Administrative Assistant 

 

ADOPTED AS SUBMITTED ON: 
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ADOPTED AS AMENDED ON: 

   





City of West Covina
Memorandum

A G E N D A

ITEM NO. 2.
TO: Planning Commission  DATE: April 23, 2019
FROM: Planning Division   
SUBJECT: Second One-Year Extension of time for Precise Plan No. 14-01, and

Conditional Use Permit No. 14-05.
Construction of a 2,880-square foot permanent pre-fabricated modular
classroom building.
1030 E. Merced Avenue

BACKGROUND:
The applicant is requesting the third one-year extension of time for the above-referenced entitlement.

DISCUSSION:
At its meeting of December 8, 2015, the Planning Commission approved Precise Plan No. 14-01 for the
addition of a 2,880 square-foot permanent pre-fabricated modular classroom building, and maintenance
of an existing 2,065 square-foot re-locatable modular building as well as the approval of Conditional Use
Permit No. 14-05 for the expansion of the day care center at an existing Montessori academy.
 
The above-referenced entitlements were valid for a one-year period from the approval date and was due
to expire on December 8, 2016, unless an extension of time is granted.
 
On November 4, 2016, Ali Jeevanjee, representing the owner of the abovementioned property, submitted
a letter requesting an extension of time for Precise Plan No. 14-01, and Conditional Use Permit No. 14-05
due to delays in obtaining the necessary funds to carry out the project. The Planning Commission granted
the request on December 13, 2016 and extended the approval to December 8, 2017.  

On January 2, 2018, Ali Jeevanjee, representing the owner of the abovementioned property, submitted a
letter requesting an extension of time for Precise Plan No. 14-01, and Conditional Use Permit No. 14-05
due to delays in obtaining the necessary funds to carry out the project. The Planning Commission granted
the request on January 23, 2018, for the approval to extend to December 8, 2018.

Since the last approval, the entitlement has been expired for a little over 4 months. 
  
On April 4, 2019, Ali Jeevanjee, representing the owner, submitted a letter requesting an extension of
time for Precise Plan No. 14-01, and Conditional Use Permit No. 14-05 due to delays in obtaining funds
to carry out the project. The granting of this request will extend approval until December 8, 2019. This
will be the last extension of the approvals allowed. 

 



RECOMMENDATION:
Staff recommends that the Planning Commission approve a third one-year extension of time for Precise
Plan No. 14-01 and Conditional Use Permit No. 14-05. Alternatively, the Planning Commission could
deny the request, requiring the applicant to resubmit the Precise Plan and schedule a new public hearing.
 

Submitted by: Camillia Martinez, Planning Assistant

Attachments
Extension request 3.26.19 



LOC 
453 S Spring St. Suite 1126 

Los Angeles, CA 90013 

(213) 537 0480 

www.loc-arch.com 

mo_19032601_extension.docx                         Page 1/1                                                         3/26/2019 

 

M E M O R A N D U M  

 
 

 

 

 

 

 

 

March 26, 2019 

 

Planning Commission  

City of West Covina 

1444 West Garvey Ave. 

West Covina, CA  91790 

 

 

 

Re: CUP 14-05 & Precise Plan 14-01 Extensions 

 

Dear Sir / Madam, 

 

We are writing to request an extension to the aforementioned approval granted by 

the City of West Covina on December 15, 2015. The Owners have been 

experiencing delays in obtaining the necessary funds to carry out this project, but still 

intend to do so in the manner it was approved in the near future. 

 

The granting of the extension of said approvals will enable the Montessori Academy 

of West Covina to proceed with their plan to better meet the great need for 

affordable child care services in your city. 

 

Thank you, 

 

 

Ali Jeevanjee 

Principal, LOC, INC. 

 

cmartinez
Text Box
ATTACHMENT NO. 1



AGENDA
ITEM NO. 3.

DATE: April 23, 2019
   

PLANNING DEPARTMENT STAFF REPORT

SUBJECT
CONDITIONAL USE PERMIT NO. 19-03
CATEGORICAL EXEMPTION
APPLICANT: International Theological Seminary 
LOCATION: 540 E Vine Avenue
REQUEST: The applicant is requesting a Conditional Use Permit to allow the use of a theological school
to train pastors and church leaders, International Theological Seminary, located within an existing
76,750-square foot lot on the corner of Vine Avenue and Walnut Avenue. No new construction or exterior
modifications are proposed in conjunction with the proposed theological school.         
      
a. Hear staff report
b. Public testimony
c. Close public testimony and Commission discussion
d. Staff to read Resolution numbers
e. Motion/second to adopt resolution approving/denying

This action is final unless appealed to the City Council within ten (10) days.

BACKGROUND

ITEM DESCRIPTION
ZONING AND
GENERAL PLAN

"Residential Single Family" (R-1) and
"Neighborhood - Low Density Residential"

SURROUNDING
LAND USES AND
ZONING

North: Neighborhood Commerical (N-C); retail
South: Residential Single Family (R-1); residential
single family
East: Residential Single Family (R-1); school
West: Neighborhood Commerical (N-C); retail

CURRENT
DEVELOPMENT

Community Presbyterian Church

LEGAL NOTICE Legal Notice was published in the San Gabriel
Valley Tribune, and was mailed to 173 owners and
occupants of the properties located within 300 feet
of the subject site.

 



DISCUSSION
The applicant is requesting a Conditional Use Permit to allow the use of a theological school to train
pastors and church leaders. The proposed International Theological Seminary would be located within an
existing 76,750-square foot lot on the corner of Vine Avenue and Walnut Avenue. The site is adjacent to
single-family homes on the south, adjacent to retail use on the west and north, and adjacent to a school on
the east.

International Theological Seminary will be sharing the site with the Community Presbyterian Church.
The Church only operates on Sundays from 9:30 am - 11:00 am  (when class for the proposed school
would not be in session). The applicant has indicated that the school will be open Monday - Friday from
8:00 a.m. to 5:00 p.m. with a count of five full time and seven part-time employees. The number of
students will vary from day to day. On their most occupied day, there will be a maximum of 28 students
(Attachment No. 3). The applicant indicated that there is an anticipated growth of students over the next
few years. The conditions of approval will allow a maximum of 35 students on the site at one time. The
school may wish to expand in the future which would necessitate a revision to the Conditional Use
Permit. 

The proposed business has been training community leaders and pastors for over 34 years. Their main
campus is located in El Monte and has students from all over the world. The school is Accredited by the
Commission on Accrediting of the Association of Theological Schools and offers the Masters Degree's in
Arts (Theological Studies), Divinity, Theology, and a Doctorate of Ministry.

The school is proposing to use four of the thirteen classrooms on-site, as well as two facility offices, a
library, and the main administration office. The school will be using the existing facilities of the church
with no proposed additions. 

Parking
The property provides 46 parking spaces on site. The Code requires Colleges, business schools, trade
schools, and similar uses, one (1) parking space per two (2) employees plus one (1) parking space per two
(2) students. Based on the employee count and the number of students present at any one time, the code
requires 20 parking spaces, and therefore the site exceeds parking requirements with 46 parking spaces.
Staff did not include the existing church use in the parking calculation because the proposed school
would be closed when church services are being held.

REQUIRED FINDINGS
Before an application for a conditional use permit can be approved, the following finding shall be
made:

1. That the proposed use at the particular location is necessary or desirable to provide a service or
facility that will contribute to the general well-being of the neighborhood or community. 

The proposed theological school will help contribute to the community by providing a practical
use at a location that is mostly vacant. The current church use is only fully functional on
Sundays, therefore, the rest of the week the property is unused. The proposed theological school
is well suited to coincide with a church and the surrounding residential neighborhood. The
proposed use is located on the southeast corner of Vine Avenue and Walnut Avenue. The site is
located in the “Single Family Residential” (R-1) Zone.  The proposed theological school
complies with all the applicable requirements of the “Residential” land designation.



2. That such use will not, under the circumstances of the particular case, be detrimental to the health,
safety, peace or general welfare or persons residing or working in the vicinity or injurious to property
or improvements in the vicinity. 

The proposed theological school will not result in the expansion of the existing building and will
utilize the existing facility. The theological school will be open Monday - Friday from 8:00 a.m.
to 5:00 p.m. As mentioned, the proposed use will not be detrimental to the health, safety, peace,
or general welfare of surrounding residents or business owners. Furthermore, the site will remain
primarily unchanged from its present condition.

3. That the site for the proposed use is adequate in size and is so shaped as to accommodate said use,
as well as, all yards, spaces, walls, fences, parking, loading, landscaping, and any other features
necessary to adjust said use with the land and uses in the neighborhood and make it compatible thereto. 

The existing building and site are adequate in size and design to accommodate the proposed
theological school. Sufficient parking exists on the site to accommodate the theological school as
well as the church. The proposed use is compatible with the other surrounding land uses.

4. That the site abuts streets and highways adequate in width and improvements to carry traffic
generations typical of the proposed uses and the street patterns of such a nature exist as to guarantee
that such generation will not be channeled through residential areas on local residential streets. 

The proposed theological school will not generate a substantial amount of vehicular traffic nor
alter present circulation patterns. The site is accessed via Vine Avenue and Walnut Avenue. The
subject site’s abutting streets are adequate in width and improvements to accommodate the
proposed use. Existing conditions also provide efficient and safe public access and circulation.

5. That the granting of such conditional use permit will not adversely affect the General Plan of the
City, or any other adopted plan of the City. 

The granting of the conditional use permit to allow the operation of a theological school will not
adversely affect the West Covina General Plan, since the proposed use does not conflict with the
site’s land use designation of “Residential”.  In the General Plan Part 2, Goal 2 "Our Prosperous
Community" (Economic Development Element) it states “Our goal is to maintain and monitor
West Covina’s fiscal health, reinforce the West Covina’s image as a great place to Live, Work
and Play in the San Gabriel Valley, and nurture local businesses and attract non-retail jobs.” As
such, the proposed use is consistent with the City’s General Plan.

GENERAL PLAN CONSISTENCY
The proposed project is consistent with the General Plan. The proposal is consistent with the following
General Plan Policies and Actions: 

Policy 2.1: Maintain and enhance the City’s current tax base.a.
Policy 2.4: Build on and grow West Covina’s regional appeal.b.
Policy 2.7: Attract education institutionc.



 

ENVIRONMENTAL DETERMINATION
Pursuant to the California Environmental Quality Act (CEQA), the proposed project is considered to be
categorically exempt (Class 1, Existing Facilities) in that the proposed use will occupy an existing
building that has historically been used as a religious facility.

CONCLUSION
The applicant is requesting a Conditional Use Permit to allow the use of a theological school (to train
pastors and church leaders), International Theological Seminary, located on the corner of Vine Avenue
and Walnut Avenue. The proposed school would occupy a building that has been used as a church.
 Parking is sufficient for the use.  Conditions have been included limiting the hours of operation and the
number of students.

STAFF RECOMMENDATIONS
Staff recommends that the Planning Commission adopt a resolution approving Conditional Use Permit
No. 19-03.

LARGE ATTACHMENTS
Plans (Available for review by the public at the West Covina Library, West Covina Police Department,
and West Covina Planning Department)

Submitted by: Camillia Martinez, Planning Assistant

Attachments
Attachment No. 1 - Resolution 
Attachment No. 2 - Business Operations Plan 
Attachment No. 3 - Class Schedule 



ATTACHMENT NO. 1 

P:\Case Files\CUP\2019\CUP 19-03, 540 E. Vine Ave 

 

P L A N N I N G    C O M M I S S I O N  
 

R E S O L U T I O N   NO.  

  

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF WEST 

COVINA, CALIFORNIA, APPROVING CONDITIONAL USE PERMIT NO.  19-03 

 

 

CONDITIONAL USE PERMIT NO. 19-03 

 

CATEGORICAL EXEMPTION 

 
APPLICANT: International Theological Seminary  

 

LOCATION:  540 E Vine Avenue 

 

 
 WHEREAS, there was filed with the City, a verified application on the forms prescribed 

in Chapter 26, Article VI of the West Covina Municipal Code, requesting approval of a conditiona l 
use permit to:   

 
 Allow for the operation of a Theological Seminary within the Community Presbyterian 
Church described as follows: 

 
Assessor Parcel No. 8488-004-017 as shown on the latest rolls of the Los Angeles County 
Tax Assessor; and 

 
 WHEREAS, the Planning Commission, upon giving the required notice, did on the 23rd day 

of April, 2019, conduct a duly advertised public hearing as prescribed by law to consider said 
application; and  
 

 WHEREAS, studies and investigations made by this Commission and in its behalf reveal the 
following facts: 

 
1. The applicant is requesting a Conditional Use Permit to allow the use of a theologica l 

school to train pastors and church leaders, International Theological Seminary, located on 

an existing 76,750-square foot lot on the corner of Vine Avenue and Walnut Avenue. No 
new construction or exterior modifications are proposed in conjunction with the proposed 

theological school. The site is located in the “Single Family Residential” (R-1) Zone.       
 

2. The applicant has indicated that the school will be open Monday - Friday from 8:00 a.m. 

to 5:00 p.m. with a count of five full time and seven part-time employees. On their most 
occupied day, there will be a maximum of 28 students (Attachment No. 3). 

 

3. Findings necessary for approval of a conditional use permit are as follows: 
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a. That the proposed use at the particular location is necessary or desirable to 
provide a service or facility which will contribute to the general well-being of the 

neighborhood or community. 
 

b. That such use will not, under the circumstances of the particular case, be 

detrimental to the health, safety, peace or general welfare of persons residing or 
working in the vicinity or injurious to property or improvements in the vicinity. 

 
c. That the site for the proposed use is adequate in size and is so shaped as to 

accommodate said use, as well as all yards, spaces, walls, fences, parking, loading, 

landscaping, and any other features necessary to adjust said use to the land and 
uses in the neighborhood and make it compatible therewith. 

 

d. That the site abuts streets and highways adequate in width and improvements to 
carry traffic generations typical of the proposed use and that street patterns of such 

a nature exist as to guarantee that such generations will not be channeled through 
residential areas on local residential streets. 
 

e. That the granting of such conditional use permit will not adversely affect the 
general plan of the city, or any other adopted plan of the city. 

 
4. Pursuant to the California Environmental Quality Act (CEQA), the proposed project is 

considered to be categorically exempt (Class 1, Existing Facilities) in that the proposed use 

will occupy an existing tenant building that has historically been used as a religious facility.  
 

 NOW, THEREFORE, BE IT RESOLVED, by the Planning Commission of the City of West 
Covina as follows: 
 

1. On the basis of evidence presented, both oral and documentary, the Planning Commiss ion 
makes the following findings for approval of a conditional use permit: 

 
a. The proposed theological school will help contribute to the community by 

providing a practical use at a location that is mostly vacant. The current church use 

is only fully functional on Sundays, therefore, the rest of the week the property is 
unused. The proposed theological school is well suited to coincide with a church 

and the surrounding residential neighborhood. The proposed use is located on the 
southeast corner of Vine Avenue and Walnut Avenue. The site is located in the 
“Single Family Residential” (R-1) Zone. The proposed theological school complies 

with all the applicable requirements of the “Residential” land designation.  
 

b. The proposed theological school will not result in the expansion of the existing 
building and will utilize the existing facility. The theological school will be open 
Monday - Friday from 8:00 a.m. to 5:00 p.m. As mentioned, the proposed use will 

not be detrimental to the health, safety, peace, or general welfare of surrounding 
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residents or business owners. Furthermore, the site will remain primarily 

unchanged from its present condition. 
 

c. The existing building and site are adequate in size and design to accommodate the 

proposed theological school. Sufficient parking exists on the site to accommodate 
the theological school as well as the church. The proposed use is compatible with 

the other surrounding land uses. 
 

d. The proposed theological school will not generate a substantial amount of 

vehicular traffic nor alter present circulation patterns. The site is accessed via 
Vine Avenue and Walnut Avenue. The subject site’s abutting streets are adequate 

in width and improvements to accommodate the proposed use. Existing 
conditions also provide efficient and safe public access and circulation.  

 

e. The granting of the conditional use permit to allow the operation of a theologica l 
school will not adversely affect the West Covina General Plan, since the proposed 

use does not conflict with the site’s land use designation of “Residential”. In the 
General Plan Part 2, Goal 2 "Our Prosperous Community" (Economic Development 
Element) it states “Our goal is to maintain and monitor West Covina’s fiscal health, 

reinforce the West Covina’s image as a great place to Live, Work and Play in the 
San Gabriel Valley, and nurture local businesses and attract non-retail jobs.” As 

such, the proposed use is consistent with the City’s General Plan. 
 

 

2. That pursuant to all of the evidence presented, both oral and documentary, and further based 
on the findings above, Conditional Use Permit No. 19-03 is approved subject to the provisions 

of the West Covina Municipal Code provided that the physical development of the herein 
described property shall conform to said conditional use permit and the conditions set forth 
herein which, except as otherwise expressly indicated, shall be fully performed and completed 

or shall be secured by bank or cash deposit satisfactory to the Community Development 
Director before the use or occupancy of the property is commenced and before a certificate of 

occupancy is issued, and the violation of any of which shall be grounds for revocation of said 
conditional use permit by the Planning Commission or City Council. 

   

3. The conditional use permit shall not be effective for any purpose until the owner of the 
property involved (or his duly authorized representative) has filed at the office of the Planning 

Director his affidavit stating he is aware of, and accepts, all conditions of this conditional use 
permit as set forth below. Additionally, no permits shall be issued until the owner of the 
property involved (or a duly authorized representative) pays all costs associated with the 

processing of this application pursuant to City Council Resolution No 8690. 
 

4. The costs and expenses of any enforcement activities, including, but not limited to attorney’s 
fees, caused by the applicant’s violation of any condition imposed by this approval or any 
provision of the West Covina Municipal Code shall be paid by the applicant. 

 
5. That the approval of the conditional use permit is subject to the following conditions: 
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a. Comply with the plans reviewed by the Planning Commission on April 23, 2019. 
 

b. Comply with all applicable sections of the West Covina Municipal Code. 
 

c. Comply with all requirements of the “Residential Single-Family” zone.  

 
d. The total approved Seminary floor area is 7,219 square feet. Any addition or 

modification of the use shall require the submittal of a new conditional use permit. 
 
e. The Theological Seminary is approved to operate Monday - Friday from 8:00 a.m. to 

5:00 p.m. 
 

f. A maximum amount of students on-site at any one time shall be 35.  
 
g. The proposed Theological Seminary shall not provide day care services. 

 
h. The proposed business shall not constitute a public nuisance as defined under Section 

15-200 of the West Covina Municipal Code.  
 
i. All training and activities related to the Theological Seminary shall be conducted inside 

the building.   
 
j. In the event that the availability of parking is negatively impacted, the Planning 

Commission shall review the conditional use permit for the use and may, at its 
discretion, modify or impose new conditions or suspend or revoke the conditional use 

permit pursuant to Section 26-253 of West Covina Municipal Code. 
 
k. The conditional use permit may be revoked, amended or suspended by the Planning 

Commission under the provisions of Section 26-253 of the West Covina Munic ipa l 
Code.  

 
l. The applicant shall comply with maximum occupancy (total number of persons allowed 

to occupy the facility) requirements, pursuant to applicable Fire and Building Codes. 

 
m. The paved areas at the site shall be maintained clean and free of oil stains. All paved 

areas shall be pressure washed as needed to maintain the site in a clean and orderly 
manner. 

 

n. During construction, the delivery of materials and equipment, outdoor operations of 
equipment and construction activity shall be limited to the hours between 7:00 a.m. and 

8:00 p.m. 
 

o. All construction equipment, stationary or mobile, shall be equipped with properly 

operating and maintained mufflers.  
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p. That any proposed change to the approved site plan, floor plan, or elevations be 

reviewed by the Planning, Building, Fire, and Police Departments and the Community 
Development Commission, and that the written authorization of the Community 

Development Director shall be obtained prior to implementation. 
 

q. The operation of the facility shall comply with the West Covina Noise Ordinance. 

 
r. This approval does not include the approval of signs; a separate sign permit shall be 

obtained. All signs shall be required to comply with the City of West Covina Sign 
Code. 

 

s. Any sidewalk, hardscape or parking facility, with potholes, broken, raised or depressed 
sections, large cracks, mud and/or dust, accumulation of loose material, faded or 

illegible pavement striping or other deterioration shall be repaired. 
 
t. The conditional use permit may be revoked, amended and suspended by the Planning 

Commission under the provisions of Section 26-253 of the West Covina Munic ipa l 
code. 

 
BUILDING DIVISION 

 

a. All Conditions of Approval as approved by the Planning Commission shall appear as 
notes on the plans submitted for building plan check and permits. 
 

b. Building design shall comply with the 2016 California Building Code (CBC).  
 

c. Separate application(s), plan check(s), and permit(s) is/are required for:  
a. Signs 
b. Fire sprinkler/Alarm systems (see Fire Department Prevention Bureau for 

requirements) 
c. Plumbing 

d. Mechanical 
e. Electrical 

 

d. Complete architectural plans prepared a by State licensed architect will be required. 
Submit design for review at formal plans review. 

 
e. Compliance to California Green Building Code will be required.  Submit design for 

review at formal plans review. 

 
f. Separate plumbing, mechanical and electrical plan check will be required.  Submit 

design for review at formal plans review. 
 

g. A complete code analysis is required.  Address type of construction, occupancy, 

exiting, allowable areas, allowable heights, etc.  Provide a summary on the drawing.  
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h. Compliance with the State of California Accessibility regulations is required, 

including:   
 

a. Building entrances shall be provided with an accessible path of travel 
connecting the building entrances from the public sidewalk, accessible 
parking, and other buildings or essential facilities located on the site. 

 
b. Required exits shall accessible as required by the building code. 

 
c. Accessible parking: 

1. Signage shall be provided for each stall with a 70sq in. reflector ized 

sign as well as a 12” painted “NO PARKING” in the stripped aisle. 
 

2. Shall be 9 feet wide by 18 feet deep and be provided with a loading 
and unloading passenger access aisle of 8 feet wide for Van space 
and 5 feet wide for regular accessible spaces.  

 
i. Total plumbing fixtures required shall be determined by California Plumbing Code 

(CPC). 
 

j. Upgrades for ADA shall be required to the extent of work being proposed per CBC 

11B-202.  
 

FIRE DIVISION 

 

k. NFPA 13D/13R/13 Fire Sprinkler System. 

 
l. NFPA 72 – Fire alarm/fire sprinkler monitoring system. 

 

m. NFPA 10 – Portable Fire Extinguishers. 
 

n. Required Fire Flow of 1,000 GPM @ 20 PSI for 2 hours 
 

o. Modifications to existing fire sprinkler and fire alarm systems require separate 

permit and approval from the Fire Department.   
 

NOTE: *Additional Fire Department Requirements May be Set upon future review of 
a full set of architectural plans. 
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 I HEREBY CERTIFY, that the foregoing Resolution was adopted by the Planning 

Commission of the City of West Covina, at a special meeting held on the 23rd day of April, 2019, by 
the following vote: 

 
AYES:    
 

NOES:   
 

ABSTAIN:            
 
ABSENT:   

 
DATE:  April 23, 2019 

 
EXPIRATION DATE:  
 

April 23, 2021 if not used      
 

 
 
      ____________________________________  

      Herb Redholtz, Chairman 
      Planning Commission 
 

 
 

      ____________________________________  
      Jeff Anderson, Secretary 
      Planning Commission                                                                              
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International Theological Seminary 

3215-3225 N. Tyler Ave., El Monte, CA 91731 

Tel (626) 448-0023, Fax (626) 350-6343 
www.itsla.edu 

Business and Operation Plan 
I. Corporate Membership 

ITS is an accredited graduate theological institution that accepts students of any race, 
color, national, and ethnic origin. 

  

Approved by the Bureau for Postsecondary Private Education (BPPE) of the State of 
California to issue advanced theological degrees. The address of BPPE is 2535 Capitol 
Oaks Drive, Suite 400, Sacramento, CA 95833. BPPE’s toll-free number is 888-370-7589. 

 

Accredited by the Commission on Accrediting of the Association of Theological Schools 
in the United States and Canada (ATS) and the following degree programs are approved: 

 Master of Arts (Theological Studies) 
 Master of Divinity 
 Master of Theology 
 Doctor of Ministry 

The Commission contact information is: 
The Commission on Accrediting 
of the Association of Theological Schools in the United States and Canada 

10 Summit Park Drive 
Pittsburgh, PA 15275 
Telephone: 412-788-6505 Fax: 412-788-6510 
Website: www.ats.edu 

https://app.dca.ca.gov/bppe/view-school.asp?schlcode=1918921
http://www.ats.edu/member-schools/international-theological-seminary
http://www.ats.edu/member-schools/international-theological-seminary
http://www.ats.edu/
https://www.bppe.ca.gov/
https://www.ats.edu/
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Accredited by Asia Theological Association.The Association’s contact information is: 
Asia Theological Association 

54 Sct Madrinan St 
Quezon City 1103 Philippines 
Telephone: +632-410-0312 
Website: www.ataasia.com 

II. School Daily Operation 
 

A. Enrollment & Growth 

 2018-19 2019-20 

# of total enrollment 70 (50 FTE) from 20 nations 85 (65 FTE)  from 23 nations 

 
B.  Faculty and Staff 

 The Seminary has 5 full time and 7 part time faculty. It has 5 administrative staff.  
 
       C.  Operation Hours 
 a. Library Hours 
 Monday-Friday 8:30 a.m.-6:00 p.m. 
 Closed during chapel time 11:50 a.m. –12:30 p.m. (Tuesday & Thursday) 
 Closed on Saturday and Sunday.  
 
 b. Office Hours 
 Monday-Friday 8:00 a.m.-4:00 p.m. 
 Closed on Saturday and Sunday. 
 
       D. Class Hours 
 Monday-Friday 8:00 a.m-5:10 p.m. 
 No classes on Saturday and Sunday.  
 
       E. Maximum Parking Spaces Needed at current location at the City of El Monte 
 From the Enrollment in Winter and Spring 2019, according to the parking patio 
 requirement, the maxim parking spaces need are less than 30. Please see 
 attached. 
  

III. West Covina Church Hours 
Please see the attached program. The church may need 1-2 parking spaces 
on Tuesdays and Fridays. 

 

http://www.ataasia.com/united-states-america/international-theological-seminary
http://www.ataasia.com/
http://www.ataasia.com/


Time Monday Tuesday Wednesday Thursday Friday

Class ST102 Class OT102/

Morning Class Class CH102 9 students Class K Class ST102 502

Hours: 2 students 3 students 9 students 7 students

Class BG102

8:00  --  12:00 Class PM504 7 students Class BG102

3 students 7 students Class NT102 

Class ME102 8 students

Class BH102 5 students Class ME105/

5 students 505

Class CBH102 5 students

Class CCH101 6 students

14 students

Class KST505

Class KNT505 4 students

4 students

Total Classes: 5 Total Classes: 5 Total Classes: 1 Total Classes: 4 Total Classes: 2

Total Students: Total Students: Total Students: Total Students: Total Students:

28 31 3 21 15

Afternoon Class Class PM509 Class COT107/ Class PM102 Class NT506

Hour: 3 students 506 8 stduents 5 students

13 students

1:00  --  5:00 Class EM103 Class RM00 Class PR102

6 students 4 students 5 students

Class CEM101/

501

16 students

Total Classes: 3 Total Classes: 1 Total Classes: 1 Total Classes: 2 Total Classes: 1

Total Students: Total Students: Total Students: Total Students: Total Students:

25 13 4 13 5

Winter 2019 Stdent Enrollment by Day
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Text Box
ATTACHMENT NO. 3





City of West Covina
Memorandum

A G E N D A

ITEM NO. 4.
TO: Planning Commission  DATE: April 23, 2019
FROM: Planning Division   
SUBJECT: STUDY SESSION - CODE AMENDMENT NO. 18-04

ALCOHOL SALES AT SERVICE STATIONS

BACKGROUND:
On August 28, 2018, the Planning Commission adopted Resolution No. 18-5961 to initiate a Code
Amendment to Section  26-664(c) of the West Covina Municipal Code (WCMC) pertaining to the
prohibition of alcoholic beverage sales within gasoline service stations. The proposed Code Amendment
is being considered due to a request received by the Planning Division on June 28, 2018 from Mohsen
Karimi, owner of the Chevron Extra Mile Service Station at 246 N. Citrus Avenue.

The Planning Commission held a study session on February 26, 2019. During the study session staff
presented the Planning Commission with a list of gasoline service stations within the City (with business
licenses) and a list of businesses within the City with active off-sale alcohol licenses. In addition, staff
provided the Planning Commission with the list of potential standards discussed by the Planning
Commission in 2010 when a similar code amendment was being considered (Code Amendment No.
10-03 was later rescinded).

DISCUSSION:
During the February 26, 2019 Study Session, the Planning Commission directed staff to reach out to the
Police and Fire Departments for their input on the issue, bring back information on surrounding cities'
standards regarding alcohol sales in service stations, and prepare a map identifying all the service stations
and stores with off-sale alcohol licenses within the City. In addition to letters/emails received by staff
prior to the meeting, 11 members of the public spoke with concerns regarding public safety and the
over-concentration of retailers selling alcohol (off-sale) within the City. Four members of the public
(including Mr. Mohsen Karimi) spoke in support of the Code Amendment citing customer convenience
and the need to stay competitive with gasoline service stations in surrounding cities.

The Police and Fire Departments provided staff memorandums (Attachment Nos. 1 and 2, respectively)
pertaining to the proposed Code Amendment. The Police Department conducted research on off-sale
licenses within surrounding cities and the number of gas stations that sell alcohol within each City, this
information is indicated in the chart below:



  

City
Total Number

of Off-Sale
Licenses

Gasoline
Stations

Allowed to Sell
Alcohol?

Number of Gas
Stations with

Alcohol Licenses

City
Square
Mileage

Azusa 46 Yes 6 9.7
Baldwin
Park 48 Yes 2 6.8

Covina 50 Yes 6 7
El Monte 75 Yes 2 9.7
Glendora 27 Yes 1 19.7
La Verne 21 Yes 3 8.6
Walnut 13 Yes 2 9
West
Covina 55 No 0 16.1

Staff has also prepared a map identifying all the service stations and stores with off-sale alcohol licenses
within the City; the map is included in this report as Attachment No. 3.

The list below are the potential standards that could be included in a code amendment: 

Sale of alcoholic beverages at service stations requires a conditional use permit.  The property
owner and/or operator engaged in the concurrent sale of Alcoholic Beverages and motor vehicle
fuel shall abide by Section 23790.5 of the California Business and Professions Code, as may be
amended.

1.

The advertisement of beer and wine shall not be permitted at motor fuel islands.2.
Single container sales of multiple-pack alcoholic beverages are prohibited.3.
Identification card reader is required to determine to the authenticity of the identification that
displays the age of the individual.

4.

Installation of a comprehensive imaging system, which views and records the entirety of the
premise and property.

5.

No pay phone shall be permitted on the exterior of the premises.6.
No beer and wine shall be displayed within five feet of the cash register or front door.7.
No beer and wine shall be sold from or displayed in an ice tub.8.
Signage in both English and Spanish shall be posted in the parking lot and on the exterior of the
building notifying persons that alcohol shall not be consumed on the premises.

9.

No coin operated video games or video entertainment machines shall be permitted on the premises. 10.
Signs shall be prominently posted in English and Spanish, stating that California State Law
prohibits the sale of beer and wine to persons under the age of 21 years.

11.

A convenience store shall be a minimum of 2,500 square feet in gross floor area.12.
A maximum of ten (10) percent of the retail area shall be allowed for the display and sale of
alcohol.

13.

The floor area devoted to off-sale and display of alcohol shall be limited to ten (10) percent of the
retail area, including refrigerated (coolers) section.

14.

Limit the percentage sales of beer and wine, in association with the convenience market portion of
a gasoline service station.

15.

The site shall comply with all current development standards for service stations at set forth in the16.



West Covina Municipal Code including, but not limited to, the minimum number of parking spaces
prior to the approval of a conditional use permit to allow off-sale of alcohol. 

The purpose of the study session is to provide the Planning Commission with the information requested
at the previous study session, and to receive direction of moving forward with the code amendment, and
if moving forward to receive direction on what standards should be included in a draft ordinance. After
discussion on the issues, the Commission may ask for additional information to be provided which may
necessitate another study session.

Once the Planning Commission agrees on the standards to be implemented, the next step will be to
schedule a public hearing before the Planning Commission.  Subsequent to Planning Commission review,
a public hearing will be scheduled for the City Council to determine if changes to the code are appropriate.

RECOMMENDATION:
Staff recommends that the Planning Commission review the information in the staff report and
attachments and provide appropriate direction to staff regarding the code amendment.
 

Submitted by: Jo-Anne Burns, Planning Manager

Attachments
Attachment No. 1 - Police Department Memorandum 
Attachment No. 2 - Fire Department Memorandum 
Attachment No. 3 - Gas Station and Off-sale License Locations Map 
Attachment No. 4 - February 26, 2019 Study Session Staff Report 
Attachment No. 5 - Letter of Request 
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City of West Covina
Memorandum

A G E N D A

ITEM NO. 5.
TO: Planning Commission  DATE: April 23, 2019
FROM: Planning Division   
SUBJECT: A RESOLUTION ADOPTING DESIGN GUIDELINES FOR SMALL

WIRELESS FACILITIES IN THE PUBLIC RIGHT-OF-WAY
GENERAL EXEMPTION

BACKGROUND:
Wireless antennas and equipment have traditionally taken the form of "macro-cells," primarily installed
on large towers or tall buildings. Due to the demand for bandwidths because of the popularity of home
streaming video, social media, drones, and the Internet of Things (IoT), the telecommunication industry
is exploring small cell 5G (fifth generation) technology, or commonly referred to as "small wireless
facilities" (SWF). 5G technology is distinguished from the present 4G service by use of low power
transmitters with coverage radius of approximately 400 feet, which requires close spacing of several
antennas. The telecommunication industry finds that these SWFs are better suited to be placed on public
right-of-way (PROW) utility poles, streetlights, and/or new poles.

On September 27, 2018, the Federal Communications Commission (FCC) released a Declaratory Ruling
and Third Report and Order (FCC Order) significantly limiting local management of SWFs in the PROW
and on private property. In summary, the FCC Order does the following: 

Defines SWFs as facilities (a) mounted on structures 50 feet or less in height (including antennas);
or  (b) mounted on structures no more than 10% taller than other adjacent structures; or (c)  do not
extend existing structures on which they are located to a height of more than 50 feet or by more
than 10 %, whichever is greater; AND each antenna is no more than 3 cubic feet in volume, and
the total associated wireless equipment on one structure is no more than 28 cubic feet in volume.
Limit fees local governments can charge to the actual and reasonable cost of providing service.
Enacts shot clocks of 60 days for SWFs added to existing structures (regardless of whether the
structure already supports a wireless service) and 90 days for SWFs proposing a new structure.
 Preempts all aesthetic requirements for SWFs in the PROW unless they are (1) reasonable; (2) no
more burdensome than those applied to other types of infrastructure deployments; (3) objective;
and (4) published in advance.

Chapter 26 (Zoning), Article XII (Special Regulations for Unique Uses), Division 16 (Wireless
Telecommunication Facilities) of the West Covina Municipal Code (WCMC) does not explicitly address
SWFs, but allows Wireless Telecommunication Facilities in general to be located in the public right of
way (PROW), including residential zones. Section 26-685.985 of the WCMC requires an Administrative
Use Permit (AUP) for "other forms of wireless telecommunication facilities not specifically addressed
within this division which are designed to integrate with the supporting building or structure and pose
minimal visual impacts similar to building and roof-mounted antenna facilities, as determined by the
planning director," which can be applied to SWFs.

The AUP process is typically administratively reviewed by Planning Division staff and approved by the
Community Development Director. The AUP process, however, requires public notification of property



owners and occupants within 300 feet of a project site where any citizen within the notification radius is
informed of the submitted application and is provided the option of requesting a public hearing. 

DISCUSSION:
Due to the recent FCC Order, the City's Municipal Code contains outdated regulations and standards
(adopted in 1997; Ordinance No. 1991) for addressing and regulating small wireless facilities (SWFs) in
the PROW. Since the process of conducting a Code Amendment is timely and requires several public
meetings and hearings before both the Planning Commission and City Council, staff is proposing the
adoption of design guidelines for SWFs in the PROW. These standards are proposed to provide guidance
and assure a degree of consistency in the design and configuration of SWFs. Meanwhile, a code
amendment will be processed to revise the Code to address SWFs.

The proposed design guidelines identifies the City's design preferences and determines the application
process that would be required to permit SWFs:  

Administratively (unless a public hearing is requested) through an Administrative Use
Permit process if the SWF design complies with the following: 

Located no closer than 100 feet from properties used for residential.
Overall height  similar to surrounding poles, but no taller than 35 feet.
Equipment to be placed on existing poles designed to match its color and texture.
Replacement and/or new poles should be aggregate/marbilite to match color and shape of
existing poles in the vicinity.
Antennas and RRUs are required to be placed above the light pole and shrouded.
Shrouds should be the same diameter as the pole.
Wires and cables should be contained within the shroud and run inside the pole, or in
conduits that are subdued and matches the adjacent surface.
Wireless or underground metering

Planning Commission review of the Administrative Use Permit application if the SWF does not
comply with the standards listed above to qualify for the administrative review

Without adopted Design Guidelines (or a Code Amendment), the City would not have the authority to
regulate the aesthetics of SWFs. Although an AUP would be required to permit SWFs, the review would
merely be procedural and any aesthetic conditions of approval may be legally challenged.

If adopted, staff will make the SWF Design Guidelines available at the Planning counter, Engineering
counter, and the City's website. In the near future, staff will schedule a study session with the Planning
Commission pertaining to a Code Amendment to address SWFs at later time.

RECOMMENDATION:
Staff is recommending the Planning Commission adopt a Resolution approving Design Guidelines for
Small Wireless Facilities in the Public Right of Way.

Submitted by: Jo-Anne Burns, Planning Manager

Attachments
Attachment No. 1 - Resolution and Design Guidelines 
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A G E N D A

ITEM NO. 6.a.
TO: Planning Commission DATE: April 23, 2019
FROM: Planning Division  
SUBJECT: Forthcoming - April 23, 2019

Attachments
Forthcoming - 4/23/19 
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A G E N D A

ITEM NO. 6.b.
TO: Planning Commission DATE: April 23, 2019
FROM: Planning Division  
SUBJECT: Project Status Report - April, 2019

Attachments
Project Status Report - April 2019 
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