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AGENDA  
 

REGULAR MEETING OF THE BELL PLANNING COMMISSION  
 

Wednesday, October 5, 2022 at 7:00 p.m. 
 

Location: Bell Community Center, 6250 Pine Avenue, Bell CA 90201 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
1. Call to Order:  
 
2. Roll Call of the Planning Commission: 

 
Commissioner Rodrigo Rodarte 
Commissioner Ali Sleiman  
Commissioner Jessica Vallejo 
Vice-Chair Rihan Bedier 
Chair Luis Mesa 

 
3. Pledge of Allegiance  

 
4. Communications from the Public:  
 
This is the time for members of the public to address the Planning Commission on matters that 
are listed on the agenda and non-agenda items that are under the subject matter jurisdiction of 
the Planning Commission. (Each speaker is limited to 3 minutes)  
 
5. Presentation(s): 
 
None.  
 

MEETING WILL BE HELD IN-PERSON AT THE BELL COMMUNITY CENTER 

PUBLIC COMMENT: If you wish to make a comment on items listed on the agenda and non-agenda items, you may attend the 
meeting in-person at Bell Community Center. Please complete a Request to Speak Card available in the location and wait until 
the chair calls you to approach the podium. Please clearly state your name and address and proceed to make your comments. 
 
You may also submit input electronically through a temporary public comment email established for City of Bell City Council 
meetings at cityclerk@cityofbell.org. Your written comment must be submitted by 4pm on Wednesday, October 5, 2022. Any 
emails received after the time indicated will not be included in the record. Written Comments will be subject to the three minute 
time limitation (approximately 350 words). 
 
The meeting will be recorded and live streamed on the City’s website at http://www.cityofbell.org/?NavID=101 
 

mailto:cityclerk@cityofbell.org.
http://www.cityofbell.org/?NavID=101
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6. Public Hearing(s):  
 

a. Consideration of Resolution No. 2022-05PC Regarding Adoption of the 2021-2029 
Housing Element. 
 
Recommendation: It is recommended that the City of Bell Planning Commission read by 
title only, waive further reading and adopt Resolution 2022-05 PC titled:   

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BELL 
RECOMMENDING THAT THE CITY COUNCIL APPROVE THE THIRD DRAFT OF 
THE 2021-2029 HOUSING ELEMENT AND SUBMISSION OF IT TO THE STATE 
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT, AND APPROVE 
THE ADOPTION OF AN ADDENDUM TO THE CITY’S 2030 GENERAL PLAN 
UPDATE AND BICYCLE MASTER PLAN FINAL ENVIRONMENTAL IMPACT 
REPORT (EIR) 

 
b. Consideration of Site Plan Review (SPR) No. 2021-04 and Conditional Use Permit (CUP) 

No. 2021-02 to Allow the Construction of Three Two-Story Multi-Family Residential Units 
Located At 6211 Heliotrope Avenue. 
 
Recommendation: Staff is presenting three options for consideration by the Planning 
Commission: 
 

1. Approve the project as proposed and approve a parking waiver as stipulated in 
Section 17.76.020 (18) of the BMC. Direct staff to bring back a resolution of 
approval and the appropriate findings for the Site Plan Review and Conditional 
Use Permit for Planning Commission review at the next regularly scheduled 
Planning Commission meeting in November.  
 

2. Deny the parking waiver and continue the item to a date uncertain and direct the 
applicant to redesign the project so that it includes a dedicated guest parking space 
and a dedicated accessible parking space. 
 

3. Open the public hearing and direct staff to return at the next regularly scheduled 
Planning Commission meeting in November with a resolution of denial.  
   

7. Regular Session: 
 

a. Sign Permit No. 2022-32, installation of a temporary mural located on the Northeast wall 
facing the intersection of Atlantic Avenue and Bell Avenue. 
 
Recommendation: It is recommended that the Planning Commission read by title only, 
waive further reading and adopt Resolution 2022-06PC titled: 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELL APPROVING SIGN PERMIT NO. 2022-32, A REQUEST FOR A 
TEMPORARY MURAL IN THE C-3 ZONE LOCATED AT 6801 ATLANTIC 
AVENUE 
 

b. Annual Reorganization – Election of Chair and Vice-Chair.   
  
Recommendation: It is recommended that the Planning Commission elect a Chair and 
Vice-Chair.  
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8. Planning Commissioner Announcements; Request for Future Agenda Items; 
Conference/Meeting Reports: 

 
9. Community Development Director’s Comments: 
 
10. City Attorney Comments: 
 
11. Adjournment:  The next Regular Planning Commission Meeting is scheduled for 

Wednesday, November 2, 2022 at 7pm.  
 

 
 

z 
ADA Compliance Statement 

In compliance with the Americans with Disabilities Act (ADA), if you need special assistance to participate in this meeting, please 
contact the Community Development Department at (323) 588-6211, Ext. 2615, at least 48 hours prior to the scheduled meeting 
in order for the City to make reasonable arrangements to ensure accessibility to this meeting.  
 
I, Angela Bustamante, Planning Commission Secretary, certify that a true, accurate copy of the foregoing agenda was posted on 
October 2, 2022 at least seventy two (72) hours prior to the meeting as required by law. 
 
________________________________ 
Angela Bustamante, Planning Commission Secretary 
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  City of Bell 
Agenda Report 

  
 
DATE:  October 5, 2022  
 
TO:  Chair and Planning Commissioners  
   
FROM:  Manuel Acosta, Director of Community Development  
 
PREPARED   
BY:   Paula Kelly, Special Projects, Planning Division 
  
SUBJECT:    Consideration of Resolution No. 2022-05PC Regarding Adoption Of The 2021-

2029 Housing Element 
 
RECOMMENDATION: 
 
It is recommended that the City of Bell Planning Commission read by title only, waive further 
reading and adopt Resolution 2022-05 PC titled:   
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF BELL 
RECOMMENDING THAT THE CITY COUNCIL APPROVE THE THIRD DRAFT OF 
THE 2021-2029 HOUSING ELEMENT AND SUBMISSION OF IT TO THE STATE 
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT, AND APPROVE 
THE ADOPTION OF AN ADDENDUM TO THE CITY’S 2030 GENERAL PLAN 
UPDATE AND BICYCLE MASTER PLAN FINAL ENVIRONMENTAL IMPACT 
REPORT (EIR) 

 
BACKGROUND: 
 
On May, 09, 2018, the City of Bell City Council approved Resolution No. 2018-18 to certify the 
Final Environmental Impact Report, and approved the 2030 Comprehensive General Plan 
Update and Bicycle Master Plan.  
 
The purpose of the 2030 Comprehensive General Plan Update and Bicycle Master Plan was to 
conform with mandates implemented by the California state law. The State required each city 
and county to adopt a comprehensive, long-term General Plan to guide the physical 
development of the City and any land outside of the City boundaries that bears a relationship to 
its planning activities.  
 
A General Plan is the foundation for local land use planning and provides a vision for a City's 
foreseeable planning period. The 2030 General Plan translates the community's long-range 
vision into goals, objectives, and policies for the future distribution of land uses, both public and 
private, within the City. The City's General Plan serves as a "blueprint" for future growth and 
development. The plan includes policies and programs designed to provide decision makers 
with a strong foundation to guide land use related decisions. To date, the 2030 General Plan is 
the official statement of policy governing the City Council, Planning Commission, and 
administrative decisions regarding zoning, subdivisions, and public improvements. 
 

AGENDA ITEM 6A 
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DISCUSSION: 
 
Several laws regarding housing were adopted during the preparation period of the 5th Cycle 
Housing Element Update with the intention to expand housing production in California, 
streamline the process for cities to zone for multi-family housing, and increase residential 
density. These laws needed to be addressed in the 6th Cycle Housing Element. 
 
On January 27, 2021, the City Council selected The Arroyo Group (TAG) to prepare updates for 
the 6th Cycle, 2021-2029 Housing Element. 
 
It’s worth noting that for the 6th Cycle, in light of the fact that there is a critical shortage of 
affordable housing in California, HCD has been more rigorous in their review of the Housing 
Element.  
 
After submittal of the Draft 6th Cycle Housing Element to HCD, the City received a letter from 
HCD dated November 5, 2021. The letter stated that in order to obtain certification from HCD, 
additional revisions to the Housing Element would be required. Revisions to the Housing 
Element were made, and the Housing Element was taken to City Council for adoption on 
February 9, 2022. The City Council adopted the 6th Cycle Housing Element on February 9, 
2022 and submitted it to HCD for certification on February 10, 2022. On April 12, 2022, the 
City received another letter from HCD stating that additional revisions to the Housing Element 
would be required in order to obtain HCD certification. 
 
City staff and The Arroyo Group  met with HCD staff on July 8, 2022 to discuss the April 12, 
2022 HCD letter and to obtain additional guidance on revising the 6th Cycle Housing Element to 
meet HCD requirements. 
 
The revised draft of the 6th Cycle Housing Element was submitted to HCD on July 23, 2022.  
 
The City received preliminary comments on the Housing Element draft from HCD on August 2, 
2022. The City then met with HCD staff to discuss the preliminary comments and suggested 
responses on August 17, 2022. On August 30, 2022, staff sent a revised draft to HCD.  
 
On September 15, 2022, HCD sent a comment letter on the revised draft. Among other things, 
the letter stated that AB 215 (Chapter 342, Statutes of 2021) requires the City to post draft 
revisions on its internet website and email a link to the draft revision to all individuals and 
organizations that have previously requested notices relating to the City’s Housing Element at 
least seven days before submitting the draft revision to HCD. In this case, the required notice 
period will run from September 23, 2022 through September 30, 2022, well before the 
scheduled City Council public hearing on October 12, 2022. The draft was sent to all individuals 
and organizations who requested notice, and redlined and clean version of the Housing Element 
posted on the City website on September 21, 2022.  
 
2021-2029 Housing Element  
 
The Housing Element is a comprehensive assessment of current and projected housing needs 
for all economic segments of the community. It incorporates policies for providing adequate 
housing and includes programs for that purpose. The City of Bell is required to update its 6th 
Cycle Housing Element as mandated by state law for the housing planning period between 
2021-2029 and receive certification by HCD no later than October 15, 2022. The City of Bell’s 
2021-2029 Housing Element is a blueprint for how the City can promote better, more secure, 
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and affordable housing in keeping with the City’s General Plan and all the legal requirements 
from the State of California. 
 
This 6th Cycle Housing Element defines how the City will meet the requirements from the 
Regional Housing Needs Allocation (RHNA). In efforts to support future housing needs, state 
law requires the City make the effort to encourage the development of a certain number of 
housing units (Table 1) and identify adequate land with appropriate zoning and development 
standards to accommodate its allocation of the regional housing need (Table 1.1). The Southern 
California Association of Governments (SCAG) 6th Cycle Housing Element RHNA for the City of 
Bell is two hundred twenty-nine (229) units that are allocated across three (3) income ranges: 
very-low, low, moderate, and above moderate income. 
  
Table 1: 6th Cycle RHNA 

 
Table 1.1: RHNA Site Inventory for Bell 

 Lower Moderate Above 
Moderate 

Total 

RHNA 43 29 133 229 
Surplus Land     
5209 Florence 
Ave. 

28 17 67 112 

4378 Florence 
Ave. 

8 4 18 30 

4375 Gage Ave. 
6303-6317 Pine 
Ave. 

9  27 36 

7020 and 7030 
Atlantic Ave.  

4 3 9 16 

Privately 
Owned 
Available 

    

6200/6216/6230 
Atlantic Ave. 

 6 19 25 

6240 Atlantic 
Ave. 

 2 7 9 

4570 Gage 
Avenue 

44   44 

ADUs 17  7 24 
Total 110 32 154 296 

 
In addition, the Housing Element Update incorporates goals, policies and programs that reflect 
changes to state law that include the following: 
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● Local governments must recognize their responsibility in contributing to the attainment of the 
State’s housing goals. 
● Local governments must prepare and implement housing elements that are coordinated with 
State and Federal efforts to provide opportunities for new housing. 
● Local governments must corporate with other agencies and governments to address regional 
housing needs. 
 
Housing Element Revisions 
 
The draft of the Housing Element has been prepared in “track changes” format so that revisions 
in response to the HCD’s comments and a meeting with HCD staff on September 15, 2022 (see 
Attachment 1 for comment letter).  
 
COMMUNITY OUTREACH EFFORTS: 
 
Community outreach plans were implemented for the Housing Element Update to solicit input 
from the community to gain public comments and feedback. The community outreach efforts 
occurred during the months of April, May and October 2021. The outreach efforts were 
comprised of community outreach meetings via Zoom, in-person meetings held at Bell Veterans’ 
Park and pop-up events held at Northgate Gonzalez Market and the Bell Community Services 
Center. The last public outreach event for the Housing Element was held at Bell’s Halloween 
Carnival event on Sunday, October 31, 2021. There was also mobile home park canvassing, 
business canvassing, text message outreach and social media (Instagram, Facebook, Twitter) 
posts. Outreach was conducted in English, Spanish and Arabic. 
 
ENVIRONMENTAL REVIEW: 
 
An environmental analysis shows the impacts of the proposed General Plan Elements (Housing, 
Health and Safety and Environmental Justice) would be less than those analyzed in the 2030 
General Plan and Bicycle Master Plan that was certified on May 09, 2018. The preparation of a 
subsequent or supplemental Environmental Impact Report (EIR) under CEQA Guideline 
Sections 15162 and 15163 will not be required. Therefore, the City determined that an 
Addendum to the to the previous EIR is the appropriate California Environmental Quality Act 
(CEQA) document to address the General Plan updates in accordance with CEQA Guideline 
Section 15164. CEQA Guideline Section 15164(c) provides that an addendum need not be 
circulated for public review. Refer to Attachment 2. (Addendum to the City of Bell 2030 
Comprehensive General Plan Update and Bicycle Master Plan EIR) to review the full 
environmental document. 
 
FISCAL IMPACT:  
 
On November 13, 2019, the City Council approved a mid-year budget expenditure for FY 
2020- 21 in the amount of $160,000 for a General Plan update. The General Plan update has 
been funded with SB2 Grant Funding in an amount not to exceed $160,000.  
 
In order to address HCD concerns regarding the most recent drafts, the City extended the 
contract with The Arroyo Group for one year on May 25, 2022 and increased the maximum 
contract sum by $21,219.00 to reflect the costs associated with the one-year extension. The 
$21,918.00 will be paid with funds from the Permanent Local Housing Allocation Program. The 
amendment increased the maximum contract sum from $150,000.00 to $181,918.00. In order 
to address further comments from HCD, The Arroyo Group requested a budget increase of 
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$8,000 in August, 2022. Per Section 1.8 Additional Services – of the current agreement, staff 
can approve additional services up to $18,000 within the current agreement. Therefore, the 
contract amendment of $8,000, has been approved. This brings the contract total to $189,918. 
 
ATTACHMENTS: 
 

1. Resolution 2022-05 PC 
2. HCD Letter dated September 15, 2022 (under separate cover) 
3. Third Draft 2021-2029 Housing Element  – “track changes” format - 
https://www.cityofbell.org/home/showpublisheddocument/16483/637998892477130000 
 
4. Third Draft 2021-2029 Housing Element – “clean” format - 
https://www.cityofbell.org/home/showpublisheddocument/16481/637998890740430000 

 
5. Addendum to the City of Bell 2030 Comprehensive General Plan & Bicycle Master Plan 
EIR (under separate cover) 

 

https://www.cityofbell.org/home/showpublisheddocument/16483/637998892477130000
https://www.cityofbell.org/home/showpublisheddocument/16481/637998890740430000
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RESOLUTION NO.2022-05PC 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELL RECOMMENDING THAT THE CITY COUNCIL APPROVE THE 
2021-2029 HOUSING ELEMENT (GENERAL PLAN AMENDMENT NO 
2020-02), SUBMIT IT TO THE STATE DEPARTMENT OF HOUSING AND 
COMMUNITY DEVELOPMENT AND ADOPT AN ADDENDUM TO THE 
CITY’S 2030 GENERAL PLAN UPDATE FINAL ENVIRONMENTAL 
IMPACT REPORT (EIR) 

 
WHEREAS, State Law requires that local agencies adopt General Plans containing 

mandatory elements; and 
 
WHEREAS, the General Plan is the City’s basic planning document; and 
 
WHEREAS, the City of Bell adopted a comprehensive update to the 2030 General Plan 

Update, Bicycle Master Plan, and EIR in May 2018; and 
 
WHEREAS, State law also provides for periodic review, updates, and amendments of its 

various Plans; and 
 

WHEREAS, the State of California Government Code Section 65588 requires the review 
and adoption of a 6th Cycle Housing Element that has been updated according to the Southern 
California Association of Governments Regional Housing Needs Assessment (“RHNA”)planning 
cycle; and, 

 
WHEREAS, for the 6th Cycle, in light of the fact that there is a critical shortage of 

affordable housing in California, HCD has been more rigorous in their review of the Housing 
Element. Several laws regarding housing were adopted during the preparation period of the 5th 
Cycle Housing Element Update with the intention to expand housing production in California, 
streamline the process for cities to zone for multi-family housing, and increase residential 
density. These laws needed to be addressed in the 6th Cycle Housing Element; and 

 
WHEREAS, the City began preparation of a comprehensive update to the General Plan 

in 2021 that consisted of conducting numerous community outreach meetings and public 
meetings with the Planning Commission and the City Council; and, 

 
 WHEREAS, the State of California Government Code Section 65583(c)(9) requires that 
local jurisdictions make a diligent effort to achieve public participation of all economic segments 
of the community in the development of the Housing Element, and the program shall describe this 
effort. The City launched a multi-lingual online housing needs survey, conducted virtual 
stakeholder meetings on April 20, 2021 and April 24, 2021, held (2) in-person community 
workshops on May 4, 2021 and May 8th 2021, and held (2) in-person pop-up events on April 26, 
2021 and April 27, 2021.The last public outreach event for the Housing Element was held at Bell’s 
Halloween Carnival event on Sunday, October 31, 2021. There was also mobile home park 
canvassing, business canvassing, text message outreach and social media (Instagram, 
Facebook, Twitter). Outreach was conducted in English, Spanish and Arabic. Issues raised during 
these public participation events were addressed in the 2021-2029 Housing Element Update; and, 

 
WHEREAS, the City of Bell acting as a lead agency has completed an environmental 

analysis and determined that there are no new significant environmental impacts or previously 
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identified significant impacts made more severe by Housing Element revisions, new 
circumstances, or new information associated with the Housing Element Therefore, the City 
has determined that an Addendum to the Environmental Impact Report (EIR) is the appropriate 
CEQA document to address the Housing Element Update in accordance with CEQA Guidelines 
Section 15164. CEQA Guidelines Section 15164(c) provides that an addendum need not be 
circulated for public review; and 

 
WHEREAS, copies of the 2021-2029 Housing Element and an Addendum to the 2030 

General Plan and Bicycle Master Plan EIR were made available for public inspection on the City of 
Bell Website and at the City of Bell City Hall, 6330 Pine Avenue, Bell, CA, 90201; and 

 
WHEREAS, after submittal of the Draft 6th Cycle Housing Element to HCD, the City 

received a letter from HCD dated November 5, 2021. The letter stated that in order to obtain 
certification from HCD, additional revisions to the Housing Element would be required. Revisions 
to the Housing Element were made, and the Housing Element was taken to City Council for 
adoption on February 9, 2022. The City Council adopted the 6th Cycle Housing Element on 
February 9, 2022 and submitted it to HCD for certification on February 10, 2022. On April 12, 
2022, the City received another letter from HCD stating that additional revisions to the Housing 
Element would be required in order to obtain HCD certification; and  
 
 WHEREAS, City staff and The Arroyo Group met with HCD staff on July 8, 2022 to discuss 
the April 12, 2022 HCD letter and to obtain additional guidance on revising the 6th Cycle Housing 
Element to meet HCD requirements; and  
 
 WHEREAS, the revised draft of the 6th Cycle Housing Element was submitted to HCD on 
July 23, 2022; and 
 

WHEREAS, on the July 23, 2022,the City received preliminary comments from HCD on 
August 2, 2022: and met with HCD staff to discuss the preliminary comments and suggested 
responses on August 17, 2022. On August 30, 2022, staff sent a revised draft to HCD. On 
September 15, 2022, HCD sent a comment letter on the revised draft. Among other things, the 
letter stated that AB 215 (Chapter 342, Statutes of 2021) requires the City to post draft revisions 
on its internet website and email a link to the draft revision to all individuals and organizations 
that have previously requested notices relating to the City’s housing element at least seven days 
before submitting the draft revision to HCD. The draft was posted on the City website on 
September 21, 2022 and sent to all who submitted comments on the Housing Element on 
September 21, 2022. As such, by the time the City Council approves the Housing Element on 
October 12, 2022, this requirement will be met.  

 
WHEREAS, the proposed Housing Element Update (third draft) provides an update to the 

General Plan as follows: Sites Inventory, Surplus Land Act, Affordable Housing Distribution; 100% 
Commercial Development Potentials, Affirmatively Furthering Fair Housing, Constraints, and 
Outreach; and  
 

WHEREAS, the Planning Commission considered the 2021-2029 Housing Element and 
approval of an Addendum to the Bell General Plan Update and Bicycle Master Plan EIR during 
a noticed public hearing on October 5, 2022. After taking public comment and closing the public 
hearing, the Planning Commission recommended that the City Council adopt General Plan 
Amendment No. 2020-02. 
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NOW, THEREFORE, THE PLANNING COMMISSION DOES HEREBY FIND, DETERMINE 
AND DECLARE AS FOLLOWS: 

 
SECTION 1. All of the facts set forth in the recitals are true and correct and are 

incorporated herein by reference. 
 
SECTION 2. That the Planning Commission hereby adopts Resolution No.2022-05 PC 

recommending the City Council adopt the City of Bell 2021-2029 Housing Element Update and 
approving the Addendum to the Bell General Plan Update and Bicycle Master Plan Final EIR. 

 
SECTION 3. That the Secretary of the Planning Commission of the City of Bell, California, 

shall certify to the adoption of this resolution. 
 

SECTION 4. All legal prerequisites to the adoption of this Resolution have occurred. 
 
PASSED, APPROVED AND ADOPTED this 5thday of October, 2022. 
 
 
 
       _________________________________ 
       Luis Mesa, Chair 
 
 

ATTEST: 
 
 

Angela Bustamante, City Clerk 
APPROVED AS TO FORM: 
 
 
Christy Marie Lopez, Assistant City Attorney 
 
   CERTIFICATE OF ATTESTATION AND ORIGINALITY 
 
I, Angela Bustamante, City Clerk of the City of Bell, hereby attest to and certify that Resolution 
No. 2022-05 PC is the original resolution adopted by the Bell Planning Commission at a special 
meeting held on the 5th day of October, 2022, by the following vote: 

 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 

 
Angela Bustamante, City Clerk 
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City of Bell 
Planning Commission 

Agenda Report 
  
 
DATE:  October 5, 2022 
 
TO:  Honorable Chair and Planning Commission Members 
   
FROM:  Paula Kelly, Special Projects, Planning Division 
 
APPROVED  
BY:   Manuel Acosta, Community Development Director 
   
SUBJECT: Consideration of Site Plan Review (SPR) No. 2021-04 and Conditional Use 

Permit (CUP) No. 2021-02 to Allow the Construction of Three Two-Story Multi-
Family Residential Units Located At 6211 Heliotrope Avenue 

 
RECOMMENDATION: 
 
Staff is presenting three options for consideration by the Planning Commission: 

 
1. Approve the project as proposed and approve a parking waiver as stipulated in Section 

17.76.020 (18) of the BMC. Direct staff to bring back a resolution of approval and the 
appropriate findings for the Site Plan Review and Conditional Use Permit for Planning 
Commission review at the next regularly scheduled Planning Commission meeting in 
November.  
 

2. Deny the parking waiver and continue the item to a date uncertain and direct the 
applicant to redesign the project so that it includes a dedicated guest parking space and 
a dedicated accessible parking space. 
 

3. Open the public hearing and direct staff to return at the next regularly scheduled 
Planning Commission meeting in November with a resolution of denial.  

 
PROPOSAL: 
 
Pursuant to Bell Municipal Code (BMC), Chapter 17.92, Section 17.76.020(18) and Chapter 
17.96, the applicant, Mervett Tehfe, is requesting that the City of Bell Planning Commission 
approve a SPR and CUP to allow for the construction of three for rent multi-family units located 
at 6211 Heliotrope Avenue in the R-3 zone. 
 
BACKGROUND: 
 
The subject property is located on an interior lot near the intersection of Heliotrope Avenue and 
Randolph Street (Figure 1.). The lot size is seven thousand five hundred square feet (7,500) 
and contains an existing eight hundred thirty-six (836) square foot single family residence with 
two (2) bedrooms, (1) bathroom, and a detached four hundred (400) square foot garage. The 
existing single-family dwelling and garage is proposed to be demolished, to allow for the 
construction of a two-story multi-family building with three (3) units, each with a two (2) car 
garage, three (3) bedrooms and either two and one-half (2.5) or three (3) bathrooms.   
 

AGENDA ITEM 6B 
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GENERAL INFORMATION: 
 
Below is a map depicting the location of the proposed project. 
 

.   
Figure 1. 6211 Heliotrope Avenue 
 

ITEM DESCRIPTION 
 
ASSESSORS PARCEL 
NUMBER 

 6316-016-024 

Property Owner TEHFE, MERVETT SLEIMAN 

ZONING R-3 

GENERAL PLAN 
LAND USE DESIGNATION 

Medium Density Residential 

SURROUNDING LAND USES 
AND ZONING 
 

North: High Density Multi-Family Residential; R-3 
South: High Density Multi-Family Residential; R-3 
East: High Density Multi-Family Residential; R-3 
West: High Density Multi-Family Residential; R-3 
 

 
DISCUSSION / ANALYSIS: 
 
A.  DESCRIPTION OF PROPERTY AND IMPROVEMENTS 
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Table 1 below shows a breakdown of the building square footage. Of the three units being 
proposed, units “A” and “B” will have one (1) living room; one (1) kitchen; one (1) dining room; 
one (1) laundry room; three (3) bedrooms; two and a half (2 ½) bathrooms; and an enclosed 
400 sq. ft. attached garage. Unit “C” will have the same amenities as Units “A” & “B”except 
instead of two and a half bathrooms (2 ½), it will contain 3 bathrooms including one (1) ADA 
compliant bathroom on the first floor. 
 
Table 1. Breakdown of Square Footage 
UNIT 1st FLOOR SQUARE FOOTAGE 2nd FLOOR SQUARE FOOTAGE 

A 390 Square Foot Living Space 
400 Square Foot Garage 

843.27 Square Foot Living Space 

B 390 Square Foot Living Space 
400 Square Foot Garage 

845.96 Square Foot Living Space 

C 366.7 Square Foot Living Space 
400 Square Foot Garage 

906.64 Square Foot Living Space 

Total 2,346.7 Square Feet  2,595.87 Square Feet 
 
Table 2. Proposed and Required Development Standards 
Development Standard Proposed Required 

Building Height  24 feet 35 feet(or three stories, 
whichever is less) 

Front Setback 15 feet 15 feet 
North Side Setback   5 feet   5 feet 
South Side Setback   5 feet   5 feet 
Rear Setback 17 feet 10 feet 
Lot Coverage 35.6% 50% 
Lot Width 50 feet1 60 feet 

 
Note, Unit C has an ADA accessible bathroom on the first floor; however all of the bedrooms for 
this unit are located on the second floor.  
 
B. PRIVATE OPEN SPACE  
 
According to Section 17.24.050(H) of the BMC, private open space area for each unit is 
required as follows: 

 
Private Open Space. A minimum of one hundred fifty (150) square feet of private open 
space shall be provided for each dwelling unit located on the lot. “Private open space” 
means open space which is: 
1.  Located immediately adjacent to, and on the same lot as, the dwelling unit it is 
designed to serve; and 
2.  Available for use only by the occupants of the dwelling unit which it is designed 
to serve; and 
3.  Easily accessible by the occupants of the dwelling unit which it is designed to 
serve; and 

 
1 A 50-foot lot width is allowed in this case, because the parcel was created prior to December 

31, 1989 (BMC Section 17.24.050 (B) (1). 
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4.  Located on the ground level with a minimum of ten (10) feet in its least 
dimension. 

 
Per the Code, a total of 450 square feet of private open space for the three units is required. 
The common open space shown at the rear of the units is located on a 2% slope for drainage 
purposes and is located within the required side yard setback. Therefore, these areas cannot be 
designated as open space. The plans do show private open space on the north and front sides 
of the property as follows: 598 square feet for Unit A, 290 square feet for Unit B and 235 square 
feet for Unit C. These private open spaces will meet the BMC requirements. 
 
C. PARKING REQUIREMENTS 
 
The plans do not meet the City’s parking requirements. 
 
Table 3. Parking Requirements 

PARKING REQUIREMENTS 
Parking Ratio (2) parking spaces for each multi-family dwelling unit (3) = 6 

enclosed off-street parking spaces 
 
(1) guest parking for each 3 dwelling units =  (1) guest parking 
space 
 

Required # of parking spaces 7 
Provided # of parking spaces 6 enclosed spaces, 1 ADA compliant van accessible space  
Deficient # of parking spaces (1) guest parking space  
 
Per Section 17.76.020 of the BMC, the off-street parking requirement for multi-family dwellings 
is two parking spaces for each dwelling unit located within a 20-foot by 20-foot garage, and one 
guest parking space for each three dwelling units. Based on this parking requirement, the Code 
requires a total of six (6) enclosed off-street parking spaces plus one (1) guest parking space for 
the proposed three (3) unit multi-family residential building. The site has a deficiency of one (1) 
guest parking space, (unless the Planning Commission approves the parking waiver as 
described in option 1).  
 
Section 17.76.020(18) of the BMC provides “Notwithstanding the foregoing, the off-street 
parking and loading space requirements for any use for which a conditional use permit is 
required, shall be set by the granting body as a part of the conditional use permit process.” That 
is the Planning Commission has the authority to waive the parking requirement.  
    
D. SITING, LANDSCAPING AND DESIGN 
 
The project site has a yard width of fifty (50) feet along Heliotrope Avenue with a one hundred 
fifty (150) foot depth. The proposed project complies with all front yard, side yard, and rear yard 
setbacks as well as maintaining the proposed height under thirty (35) feet. The property 
currently has an existing chain link fence that will be removed and replaced with a six (6) foot 
tall decorative concrete block wall along the side and rear property line and a three foot five inch 
decorative concrete block wall on the north and south of the front yard. The length of this 3.0’ to 
3.5’ “fence” or “block wall” along the front yard setback is not indicated on the plans (15 feet in 
the front yard is required). The words “fence” and “block fence” are both used on the site plan 
and it is not clear what is meant by these terms. The plans need to be corrected to indicate 
where a “fence” or “block wall” is to be located and the plans also need to include colored 
elevations of the fences/walls and specify the dimensions and materials to be used. 
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The Applicant is proposing landscaping in all common open space areas, as well as a three (3) 
foot high decorative concrete wall to surround all common open space areas on the north side 
of the building, and in the front yard.  
 
D. COMPATABILITY OF USE  
 
The project is located on an interior lot located near the intersection of Heliotrope Avenue and 
Randolph Street. On the north, south, east, and west, there are multi-family residentially zoned 
lots. Accordingly, the proposed multi-family residential use is compatible with the uses in the 
immediate area.  
 
Figure 2. Aerial Photo 

 
Figure 3. Street View 
 



01135.0005/821461.2 Page 6 of 7 

E. GENERAL PLAN CONSISTENCY 
 
The City’s General Plan Land Use Element Designates the subject property for Medium Density 
Residential use. The proposed use would be consistent with the General Plan and does not 
conflict with the established goals and objectives of the Housing Element which permits higher 
density residential development that includes multiple-family developments. 
 
However, the proposed three (3) unit multi- family project cannot be accommodated on the site 
in terms of the guest parking requirement, unless the Planning Commission approves the 
parking waiver as described in Section 17.76.020(18) of the BMC (Option 1).  
 
ENVIRONMENTAL REVIEW 
 
Staff has reviewed the Site Plan Review and CUP applications and determined that the 
proposed project qualifies for a Class 32 Categorical Exemption pursuant to Section 15332 (In-
Fill Development Projects) of the California Environmental Quality Act ("CEQA") Guidelines, 
Title 14, Chapter 3 of the California Code of Regulation and is thereby exempt from CEQA, 
Public Resources Code Sections 21000 et seq.  
 
SITE PLAN REVIEW & CONDITIONAL USE PERMIT FINDINGS 
 
Staff is seeking direction from the Planning Commission on which option to select of the three 
options presented above. Depending upon the Planning Commission’s direction, staff will return 
with the appropriate resolution and findings, either with or without substantiation, at the next 
regularly scheduled Planning Commission meeting in November.  
 
In order to approve the Site Plan Review, the following findings from Section 17.92.040 (C)(3) 
must be made: 
 
a.     That the site plan is consistent with the goals and polices embodied in the general 
plan and other applicable plans and policies adopted by the council; 
 
b.     That the proposed development is in accordance with the purposes and objectives 
of this article and the zone in which the site is located; 
 
c.     That the proposed development’s site plan and its design features, including, but 
not limited to, architecture and landscaping, will integrate harmoniously and enhance the 
character and design of the site, the immediate neighborhood, and the surrounding areas 
of the city; 
 
d.     That the proposed development will improve the community appearance by 
preventing extremes of dissimilarity or monotony in new construction or in alterations of 
facilities; and 
 
e.     That the site plan and design considerations shall not be detrimental to the public 
health, safety, and general welfare. 
 
In order to approve the Conditional Use Permit, the following findings from Section 17.96.040 
must be made: 
 
A.     That the site for the proposed use is adequate in size, shape and topography to 
accommodate the proposed used; and 
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B.     The site has sufficient access to public streets and highways adequate in width and 
pavement type, to carry the quantity and quality of vehicular and pedestrian traffic 
expected to be generated by the proposed use; and 
 
C.     That all buildings and structures proposed to be constructed or utilized in 
conjunction with the use will be architecturally compatible with existing and prospective 
uses of land located in the immediate vicinity of the site; and 
 
D.     That the location of the proposed use on the site will be compatible with existing 
and prospective uses of land located in the immediate vicinity of the site; and 
 
E.     That the conduct of the proposed use will be in compliance with the applicable 
provisions of any specific plan applicable to such site, and with the city’s general plan. 
(Ord. 1129, 1997; Ord. 946) 

 
ATTACHMENT(S): 
 
1. Site Plan and Elevations 
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City of Bell 
Planning Commission 

 
 
DATE:  October 5, 2022 
 
TO:  Honorable Chair and Planning Commission Members  
 
FROM:  Manuel Acosta, Director of Community Development   
 
BY:   Jason Garcia, Assistant Planner 
 
SUBJECT: Review of Proposed Sign at 6801 Atlantic Avenue 
 
SUBJECT:  Sign Permit No. 2022-32, installation of a temporary mural located on the 
Northeast wall facing the intersection of Atlantic Avenue and Bell Avenue.  
 
RECOMMENDATION:  
 
It is recommended that the Planning Commission read by title only, waive further reading and 
adopt Resolution 2022-06PC titled: 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELL APPROVING SIGN PERMIT NO. 2022-32, A REQUEST FOR A 
TEMPORARY MURAL IN THE C-3 ZONE LOCATED AT 6801 ATLANTIC 
AVENUE 

 
PROPOSAL:  
 
The City Council approved this temporary mural on September 28th, 2022, and also directed staff 
to take this proposal to the Planning Commission for their recommendation. Consideration of Sign 
Permit No. 2022-32, to allow a temporary mural with an image of a Hispanic female soccer player 
wearing a Mexico jersey holding a soccer ball. The painting also includes a depiction of the 
Feathered Serpent (Quetzalcoatl) as a representation of the Hispanic culture. (refer to Sign 
Plan, Attachment 2).  
 
DISCUSSION:  
 
Per the Bell Municipal Code Chapter 17.84.050, Subsection 4(a-c), the Planning Commission 
may approve a sign made of non-traditional materials or design elements based on the following 
findings: 
 

a. The proposed sign is consistent with the policies and goals of the City of Bell General 
Plan; 
 
The proposed mural is consistent the following goals and policies of the City of 
Bell General Plan: 
 
Land Use and Sustainability Element Policy 4. “…The City shall establish a 
Planning Commission as a means to ensure that all projects comply with current 
codes and to facilitate land use compatibility.” 

AGENDA ITEM 7A 



 
Land Use and Sustainability Element Policy 5. “The City of Bell shall encourage 
a high level of quality in construction and site design features.” 

 
b. The colors, placement, size, and overall design of the sign are consistent with the 

architecture of the building or structure on which the sign is to be placed; 
 
The mural compliments the existing building color as the light color of the wall 
and green colors of the mural work together to produce a vibrant art piece. The 
size of the mural is only a fraction of the large blank walls surrounding the 
existing building along Atlantic avenue and Bell avenue.   
 

c. The proposed sign will not adversely affect traffic, health, and safety of the general 
public. 
 
The proposed signage will not adversely affect traffic, health, or safety. It is art 
piece with no moving parts or distracting features. The mural can be seen from 
vehicles traveling down Atlantic Avenue and from vehicles at the traffic stop at 
the intersection of Atlantic and Bell Avenue.  

  
Therefore, staff recommends the Planning Commission review Sign Permit No. 2022-32 and 
approve the proposed graphic.  
 
ATTACHMENTS: 
 

1. Sign Permit Application 
2. Sign Plan 
3. Resolution 2022-06PC 











Mural Design at Northgate Gonzalez Market  

at  6801 Atlantic Ave, Bell 

Location of Mural  

Sponsored by Adidas  

Celebrating: 

 Soccer World Cup  

 Hispanic Heritage   



Resolution 2022-06PC 
Page 1 

RESOLUTION 2022-06PC 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF BELL APPROVING SIGN PERMIT NO. 2022-32, A 
REQUEST FOR A TEMPORARY MURAL IN THE C-3 ZONE 
LOCATED AT 6801 ATLANTIC AVENUE 

 
WHEREAS, on September 20, 2022, Teresa Gonzalez Anaya ("Applicant") filed an 

application requesting the approval of Sign Permit No. 2022-32 ("Application"); and 
 
WHEREAS, on September 28, 2022, the Bell City Council approved the concept of 

the temporary mural and directed staff to take this request to the Planning Commission for 
their recommendation; and 

 
WHEREAS, the Applicant is requesting to install a temporary mural at 6801 Atlantic 

Avenue, in the C-3 zone, and in accordance with Chapter 17.84 of the Bell Municipal Code 
("BMC"); and 

 
WHEREAS, the City reviewed the project's environmental impacts under the 

California Environmental Quality Act (California Public Resources Code§§ 21000, et seq., 
"CEQA") and the regulations promulgated thereunder (14 California Code of Regulations§§ 
15000, et seq., the "CEQA Guidelines") and deemed the project to be exempt pursuant to 
section 15301 (Class 1 Existing Facilities) of the CEQA Guidelines (Title 4, Chapter 3 of the 
California Code of Regulations); and 

 
WHEREAS, on October 5, 2022, the Planning Commission heard a presentation from 

City staff and reviewed the sign permit request per Section 17.84.070 (B) of the BMC , 
including without limitation, information provided to the Planning Commission by City staff; 
and, 

 
WHEREAS, this Resolution and its findings are made based upon evidence 

presented to the Commission at its October 5, 2022 meeting including, without limitation, the 
staff report submitted by the Planning Division. 

 
WHEREAS, All legal prerequisites to the adoption of this Resolution have occurred. 

 
NOW, THEREFORE, THE PLANNING COMMISSION DOES HEREBY FIND, 
DETERMINE AND DECLARE AS FOLLOWS: 

 
SECTION 1. All of the facts set forth in the recitals are true and correct and are 

incorporated herein by reference. 
 

SECTION 2. Based upon substantial evidence presented to this Planning 
Commission during the meeting conducted with regard to the Application, including a written 
staff report, verbal testimony, and a sign permit application the Planning Commission hereby 
specifically finds as follows: 

 
The City's General Plan Land Use Element designates the subject property for 
Commercial Use. The proposed mural will be consistent with the General Plan and 
does not conflict with the established goals and objectives of the Land Use 
Element. The proposed mural is consistent the following policies of the City of Bell 
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General Plan: 
 

Land Use and Sustainability Element Policy 4. "... The City shall establish a 
Planning Commission as a means to ensure that all projects comply with current 
codes and to facilitate land use compatibility." 
 
Land Use and Sustainability Element Policy 5. "The Clty of Bell shall encourage 
a high level of quality in construction and site design features.'' 

 
A. The project is a temporary mural for a permitted commercial business which is 

consistent with and allowed in the C-3 zone. The project is compliant with all code 
standards. 

 
As conditioned, the sign will enhance the business through its simple design and 
integrate harmoniously with the neighborhood. The proposed graphics are 
consistent with the architecture of the building as they will be placed on the 
existing walls. The temporary mural colors, size, and placement will serve as a 
form of cultural presence for the Hispanic community represented through the 
aesthetic design elements and features.  

 
B. As conditioned, the sign will be aesthetically compatible with the neighboring 

commercial and residential uses and will improve the community appearance by 
preventing extremes of dissimilarity or monotony. 

 
The sign will be proportionate to the building and will improve the overall aesthetics 
of the area, therefore, upgrading the properties in the immediate neighborhood and 
surrounding areas with an accompanying betterment of conditions affecting the 
public health, safety, comfort, and welfare. The location of the proposed graphic 
design does not adversely affect traffic as it can only be seen along Atlantic 
avenue and at the intersection of Atlantic avenue and Bell avenue. The proposed 
mural does not adversely affect health and safety as it is being used as a form of 
cultural appreciation to a predominately Hispanic community.  

 
SECTION 3. The City, as the Lead Agency, determined that the proposed CUP is 

exempt from further review under the California Environmental Quality Act (California Public 
Resources Code §§ 21000, et seq., "CEQA") and the regulations promulgated thereunder 
(14 California Code of Regulations §§ 15000, et seq., the "CEQA Guidelines"), for the 
following reasons: The mural will be installed on an existing facility/building. The project 
does not Involve any expansion of use or expansion/additions to the existing building or site. 
Therefore, the proposed project is categorically exempt from the CEQA, pursuant to Section 
15301 (Class 1 Existing Facilities), of the CEQA Guidelines (Title 14, Chapter 3 of the 
California Code of Regulations). Based on these findings, the Planning Commission adopts 
the Notice of Exemption and directs staff to file same as required by law. 

 
SECTION 4. The Planning Commission hereby approves Sign Permit No. 2022-32. 

 
SECTION 5. That the Secretary shall certify to the passage and adoption of this 

Resolution and forthwith transmit a certified copy of this Resolution, by certified mail, to the 
Applicant at the address of record, set forth in the Application. 

 
PASSED, APPROVED AND ADOPTED this 5th day of October 2022. 
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       _________________________________ 
       Luis Mesa, Chair 
 
 

ATTEST: 
 
 

Angela Bustamante, City Clerk 
APPROVED AS TO FORM: 
 
 
Christy Marie Lopez, Assistant City Attorney 
 
   CERTIFICATE OF ATTESTATION AND ORIGINALITY 
 
I, Angela Bustamante, City Clerk of the City of Bell, hereby attest to and certify that 
Resolution No. 2022-06 PC is the original resolution adopted by the Bell Planning 
Commission at a special meeting held on the 5th day of October, 2022, by the following vote: 

 
AYES: 
 
NOES: 
 
ABSTAIN: 
 
ABSENT: 

 
Angela Bustamante, City Clerk 

 




