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AGENDA 

REGULAR MEETING OF THE BELL PLANNING COMMISSION 

Wednesday, December 7, 2022 at 7:00 p.m.

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

THIS MEETING WILL BE CONDUCTED PURSUANT TO THE PROVISIONS OF AB 361 WHICH ALLOWS FOR THE 
CITY COMMISSIONS AND/OR CITY STAFF TO PARTICIPATE VIA TELECONFERENCE

On September 16, 2021, Governor Newsom signed AB 361, which modified the Brown Act to allow for teleconferencing
participation at local legislative body public meetings during a proclaimed state of emergency. As urgency legislation, this 
law took effect immediately. Pursuant to Government Code section 54953(e)(1)(B), the Planning Commission is holding 
its December 7, 2022 meeting via teleconference. To ensure the health and safety of the public by limiting human contact 
that could spread COVID-19, the Bell Community Center will not be open to the public. 

The public is encouraged to view the meeting through the City's website at http://www.cityofbell.org/?NavID=101

PUBLIC COMMENT: If you wish to make a comment you may provide input electronically through a temporary public 
comment email established for City of Bell meetings cityclerk@cityofbell.org. Please indicate in the Subject Line “For 
Public Comment” and submit your written comment by 4pm on Wednesday, December 7, 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).

Public comment could also be submitted by telephone during the meeting, by calling 1-669-444-9171 no later than 7PM. 
City staff will be using the Zoom audio communication platform for this meeting. Each speaker is limited to 3 minutes and 
will be given the opportunity to speak in the order your phone call is received. After you submit your comment, you will 
be disconnected but will still have access to view the meeting live on the City’s website 
at http://www.cityofbell.org/?NavID=101

If participating via Zoom or phone, during the Public Comment Period, use the “raise hand” function on your computer or 
*9 by phone and wait for the Chair to announce your name/phone number. When you are prompted, please unmute your 
line. 

Join Zoom Meeting (ONLY FOR PUBLIC COMMENT)
Phone Number: 1-669-444-9171  
Meeting ID: 828 7279 4514
Password: 811943
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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): 
 

a. Planning Commission Briefing  
 
6. Public Hearing(s):  
 
 
 
 
 
 
 

 
 
 
a. Consideration of Conditional Use Permit (CUP) No. 2022-01 to allow a smog check center 

and auto repair business to operate at 4335 Gage Avenue in the C-3R zone. 
 
 Recommendation: It is recommended that the Bell Planning Commission:  
 

1. Receive the presentation by staff, open the public hearing, and take public 
testimony; and  

 
2.  Read by title only, waive further reading and adopt Resolution 2022-08PC titled: 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-01 
TO ALLOW A SMOG CHECK CENTER AND AN AUTO REPAIR 
BUSINESS TO OPERATE AT 4335 GAGE AVENUE  
 

b. Consideration of Conditional Use Permit (CUP) No. 2022-02 to operate a food product 
and a janitorial supply business called Dairy King Milk Farms Food Service and ProSource 
Facility Supply located at 5516-5518 & 5528 Bandini Blvd. 

 
Recommendation: It is recommended that the Bell Planning Commission: 

 
1. Receive the presentation by staff, open the public hearing, and take public 

testimony; and  
 
2.  Read by title only, waive further reading and adopt Resolution 2022-09PC titled: 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-02 
TO ALLOW A FOOD PRODUCT AND A JANATORIAL SUPPLY 
BUSINESS TO OPERATE AT 5516-5518 & 5528 BANDINI BLVD 

PUBLIC TESTIMONY can be provided electronically through a temporary public comment email established for 
City of Bell meetings cityclerk@cityofbell.org. Please indicate in the Subject Line “Public Hearing Item #___” and 
submit your written comment by 4pm on Wednesday, December 7, 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). 

Public Testimony could also be submitted by telephone by calling 1-669-444-9171 and entering the 
following Meeting ID: 828 7279 4514 and Password: 811943 
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c. Consideration of an Ordinance of the City of Bell, California, amending Chapter 17.08 
(Definitions) and Chapter 17.84 (Signs) of Title 17 (Zoning) of the Bell Municipal Code 
(BMC), relating to digital billboards.

Recommendation: It is recommended that the Bell Planning Commission read by title 
only, waive further reading and adopt Resolution No. 2022-10PC titled:

A RESOLUTION OF THE CITY OF BELL PLANNING 
COMMISSION RECOMMENDING CITY COUNCIL APPROVAL 
OF ZONE TEXT AMENDMENT NO. 2022-01 TO ADOPT AN 
ORDINANCE AMENDING CHAPTER 17.08 (DEFINITIONS) AND
CHAPTER 17.84 (SIGNS) OF TITLE 17 (ZONING) OF THE BELL 
MUNICIPAL CODE, RELATING TO DIGITAL BILLBOARDS

7. Regular Session:

a. 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: It is recommended that the Bell Planning Commission read by title 
only, waive further reading and adopt Resolution No. 2022-07PC titled:

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF BELL APPROVING SITE PLAN REVIEW (SPR) NO. 
2021-04, AND CONDITIONAL USE PERMIT (CUP) NO. 2021-02 
TO ALLOW THE CONSTRUCTION OF A TWO-STORY MULTI-
FAMILY BUILDING OF 3 UNITS LOCATED AT 6211 
HELIOTROPE AVENUE  

b. Annual Reorganization – Election of Chair and Vice-Chair.

Recommendation: It is recommended that the Planning Commission elect a Chair and
Vice-Chair. 

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, January 4, 2023 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 
December 2, 2022 at least seventy two (72) hours prior to the meeting as required by law.

________________________________
Angela Bustamante, Planning Commission Secretary 

Angela Bustamante, Planning Com
ecember 2, 2022 at least seventy tw

_____________________________
ngela Bustamante, Planning Comm
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City of Bell 
Planning Commission 

Agenda Report 

DATE: December 7, 2022 

TO: Honorable Chair and Planning Commission Members 

FROM:  Manuel Acosta, Director of Community Development  

BY:  Jason Garcia, Assistant Planner 

SUBJECT: Consideration of Conditional Use Permit (CUP) No. 2022-01 to allow a smog 
check center and auto repair business to operate at 4335 Gage Avenue in the C-
3R zone 

PROPOSAL 

The applicant, Julio Gonzales, is requesting that the City of Bell Planning Commission consider 
a request for CUP No. 2022-01 to allow a smog check center and auto repair business to 
operate at an existing building at 4335 Gage Avenue.  

RECOMMENDATION  

It is recommended that the Planning Commission: 

1. Receive the presentation by staff, open the public hearing, and take public testimony;
and

2. Read by title only, waive further reading and adopt Resolution 2022-08 titled:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-01 
TO ALLOW A SMOG CHECK CENTER AND AN AUTO REPAIR 
BUSINESS TO OPERATE AT 4335 GAGE AVENUE  

BACKGROUND 

An application was submitted in November 2021 with a request to allow a smog check center 
and auto repair shop to operate in the C-3R zone. The subject site is located on the northeast 
corner of Gage Avenue and Flora Avenue. The property is currently comprised of a one 
thousand five hundred and seventy (1,570) square foot building located on an eight thousand 
five hundred and eighty-six (8,586) square foot lot. The building exterior is a striped red, white, 
and blue with a channel letter sign on the front of the building and an existing freestanding sign 
on the south side of the property.  

AGENDA ITEM 6A 
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General Information 
 

ITEM DESCRIPTION 

ASSESSORS 
PARCEL NUMBER 

 

6317-025-004 

PROPERTY OWNER Ramirez, Jorge E. and 
Vasquez, Raul O 

 
ZONING 

 
C-3R 
 

 
LAND USE 
DESIGNATION 

 
Commercial 
 

SURROUNDING 
LAND USES AND 
ZONING 

North:   Medium Density 
Residential; R3 
South:  Commercial; C-3R 
East:     Commercial; C-3R 
West:    Commercial; C-3R 

 
 
DISCUSSION/ANALYSIS: 
 
DESCRIPTION OF PROPERTY AND IMPROVEMENTS 
 
The property is currently occupied by an existing one thousand five hundred and seventy (1,570) 
square foot building whose previous use was also a smog check center. There is a slatted chain 
link fence surrounding the north half of the property, and within the chain link fence, there is a 
three hundred and twenty-four (324) square foot storage shed. The lot is approximately sixty-six 
(66) feet wide and one hundred thirty (130) feet deep for a total lot area of eight thousand five 
hundred eight-six (8,586) square feet.   
 
The property currently has a total of eleven (11) parking spaces (3 compact spaces, 7 standard 
parking spaces, and accessible parking space). There is landscaping on the southwest side of 
the property and bollards on the south and southeast side of the property.  
 
BUSINESS OPERATIONS 
 
The property will house two businesses within the existing building: a smog check center and an 
auto repair shop. The proposed hours of operation for the businesses are from 8:00 am to 5:00 
pm, seven days a week. Two employees will staff the businesses. 
 
COMPATIBILITY OF USE 
 
The site is adjacent to a dental clinic on the west side of the property and The City of Bell 
Technology Center on the east. Located on the property's north side is an alleyway separating 
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north the property from multi-family zoned residential properties. To the south of the site are 
uses that include a beauty salon/barber shop, a furniture store, a photography studio, and 
residential use.  

    AERIAL PHOTO

Existing Building
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PARKING 
 

PARKING REQUIREMENTS 
Parking Ratio (1) parking space for every 200 sq. ft. of gross floor area 

devoted to the use (1,570/200) = 8 

Required # of parking spaces   8 
Existing # of parking spaces 11 
 
 
GENERAL PLAN CONSISTENCY 
 
The City’s General Plan, Land Use Element, designates the subject property for commercial 
use. The proposed use is consistent with the General Plan and does not conflict with the 
established goals and objectives of the Land Use Element. 
 
ENVIRONMENTAL REVIEW 
 
Staff has reviewed the Conditional Use Permit application and determined that the proposed 
project qualifies for a Class 1 Categorical Exemption under Section 15301(a) (Existing 
Facilities), Title 14, Chapter 3 of the California Code of Regulation and is thereby exempt from 
CEQA, Public Resources Code Sections 21000 et seq. Consequently, staff has prepared a 
Notice of Exemption.  
 
PUBLIC NOTICE 
 
In conformance with applicable law, staff sent out notices to all the surrounding property owners 
and occupants within 300 feet of the project location.  forty-two (42)  owners and occupants 
were notified of the proposed application and project proposal. The notice was also posted at 
three specific sites in the City. It was published ten days before December 7, 2022, in a general 
circulation newspaper, adjudicated in the city for public notice.  
 
CONDITIONAL USE PERMIT FINDINGS OF FACT 
 
Pursuant to Chapter 17.96.040 of the Bell Zoning Code, the required findings are as follows:  
 
A.     That the site for the proposed use is adequate in size, shape, and topography to 
accommodate the proposed uses. 
 

The site size, shape, and topography are adequate to accommodate the smog check 
center and auto repair shop. The site was previously occupied by and used as a smog 
check facility without significant impacts on the surrounding uses. The smog check 
facility and auto repair shop use are similar to the previous uses.   

 
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. 

 
The business and parking lot is accessible via Gage Avenue. The width of the apron and 
pavement type used on Gage Avenue are adequate to handle the traffic that the smog 
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check center and auto repair shop will generate.  
 

C.     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 site's immediate vicinity. 
 

The smog check center and auto repair shop will be located within an existing 
commercial building and will not involve changes to the architectural design of the 
building. The proposal involves minor modification to the façade, including a change in 
building color (since the existing colors do not conform to the requirements of section 
17.25.020 of the BMC), and relocation/redesign of the nonconforming wall signs. As 
conditioned, the color and exterior signage will improve the streetscape and, therefore, 
will be more compatible with the existing uses in the area. 

 
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. 
 

The smog check center and auto repair shop are compatible with existing and 
prospective uses of land within the vicinity. The two businesses will be located within an 
existing commercial building. The smog check and auto repair shop use are similar to 
the operation of the smog check facility that occupied the lot without significant impacts 
to the surrounding commercial and residential uses.  

 
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). 
 

The property is zoned C-3R with a General Plan land use designation of Commercial. 
Auto repair shops are permitted in the C-3R zone, provided a Conditional Use Permit is 
obtained. The auto repair shop is consistent with the General Plan designation for the 
area suitable for commercial use. The businesses have the ability to promote economic 
stability by providing an additional service to the community, which would be consistent 
with the General Plan’s policy of diversifying the commercial base. 

 
ATTACHMENTS: 
 

1.  Resolution No 2022-08 
2. Site Plan, Floor Plan, and Elevations 
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RESOLUTION 2022-08-PC 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-01 
TO ALLOW A SMOG CHECK CENTER AND AN AUTO REPAIR 
BUSINESS TO OPERATE AT 4335 GAGE AVENUE  

 
WHEREAS, on November 17, 2021, Julio Gonzalez (“Applicant”) filed an application 

requesting the approval of Conditional Use Permit (“CUP”) No. 2022-01 described herein 
(“Application”); and 

 
WHEREAS, the Applicant, is requesting to operate a smog check facility along with an 

auto repair shop located  on a corner lot on Gage Avenue and Flora Avenue in the C-3R zone, 
and in accordance with Chapter 17.96.030, Section (6) 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, notice of the Planning Commission’s December 7, 2022 public hearing on 
CUP No. 2022-01 was published in compliance with State law, in a local newspaper of general 
circulation and on the City of Bell website. In addition, a public notice was mailed 10 days in 
advance of the hearing to each property owner and occupant within a 300-foot radius of the project 
site, indicating the date and time of the public hearing for CUP No. 2022-01 in accordance with 
California Government Code 65091; and 
 

WHEREAS, on December 7, 2022, the Planning Commission held a public hearing to 
receive public testimony and other evidence regarding the Conditional Use Permit, including 
without limitation, information provided to the Planning Commission by City staff and public 
testimony; and 
 

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 public hearing, including written staff reports, verbal testimony, site plans, 
and Conditions of Approval ((“Conditions”) attached hereto as Exhibit “A”)  and pursuant to section  
17.96.040 of the Bell Zoning Code, the Planning commission finds as follows:  

 
A.     That the site for the proposed use is adequate in size, shape and topography 
to accommodate the proposed uses. 
 
The size, shape, and topography of the site are adequate to accommodate the smog 
check and auto repair shop. The site was previously occupied by and used as a smog 
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check facility without significant impacts to the surrounding uses. The smog check facility 
and auto repair shop use are similar to the previous uses.   
 

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. 
 
The business and parking lot are accessible via Gage Avenue. The width of the apron and 
pavement type used on Gage Avenue are adequate to handle traffic that will be generated 
by the smog check center and auto repair shop.  
 

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. 
 
The smog check center and auto repair shop will be located within an existing commercial 
building and will not involve changes to the architectural design of the building. The 
proposal involves minor modification to the façade including a change in building color, 
since the existing colors do not conform to the requirements of Chapter 17.25.020 of the 
BMC, and relocation/redesign of the nonconforming wall signs. As conditioned, the color 
and exterior signage will improve the streetscape, and therefore, will be more compatible 
with the existing uses in the area. 
 

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. 
 
The smog check center and auto repair shop are compatible with existing and prospective 
uses of land within the vicinity. The two businesses will be located within an existing 
commercial building. The smog check and auto repair shop use are similar to the operation 
of the smog check and auto repair shop that occupied the lot for more than 30 years 
without significant impacts to the surrounding commercial and residential uses.  

 
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.  
 
The property is zoned C-3R with a General Plan land use designation of Commercial. Auto 
repair shops are permitted in the C-3R zone provided that a Conditional Use Permit is 
obtained. The auto repair shop is consistent with the General Plan designation for the area 
as suitable for commercial use. The businesses will promote economic stability through 
the provision of an additional service to the community which would be consistent with the 
General Plan’s policy of diversifying the commercial base. 

 
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 smog check and vehicle repair shop will be conducted within an existing facility and 
will not operate beyond the limits of the existing facility. The project does not involve any 
expansion of use or expansion/additions to the existing building or site. A CUP is required due to 
the type of use of the businesses.  Therefore, the proposed project is categorically exempt from 
the CEQA, pursuant to Section 15301 (Class 1 Existing Facilities), of the CEQA Guidelines (Title 
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14, Chapter 3 of the California Code of Regulations).  Based on these findings, the Planning 
Commission recommends that the City Council adopt the Notice of Exemption and direct staff to 
file same as required by law.   
 

SECTION 4. 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 7thday of December 2022. 
 
 
 

_________________________ 
 Luis Mesa, Chair 

 
 ATTEST: 
 
 
 __________________________ 
 Angela Bustamante,  
 Planning Commission Secretary 
 
 
APPROVED AS TO FORM: 
 
 
_________________________________ 
Christy Marie Lopez, Assistant City Attorney 
 
 

CERTIFICATE OF ATTESTATION AND ORIGINALITY 
 
I, Angela Bustamante, Planning Commission Secretary of the City of Bell, do hereby certify that 
the foregoing Resolution was adopted at a regular meeting of the Planning Commission of the 
City of Bell held on the 7thday of December 2022, by the following vote: 
 
AYES:  
  
NOES:  
  
ABSENT: 
  
ABSTAIN:  
        ____________________________ 
        Angela Bustamante,  
        Planning Commission Secretary  
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Exhibit “A” 
 

CONDITIONS OF APPROVAL 
 

1. Compliance with and execution of all conditions listed herein shall be necessary prior to 
obtaining any occupancy clearance.  

2. This approval is granted for the land or land use as described in the application and any 
attachments thereto, and as shown on the submitted plans labeled Conditional Use Permit 
2022-01. 

3. All site work and other facilities or features shall be located and maintained substantially 
as shown on the plan labeled Conditional Use Permit 2022-01, except as otherwise stated 
in these conditions. 

4. The applicant shall execute an Affidavit indicating that he/she is aware of all of the terms 
and accepts all the conditions imposed by the granting of this Conditional Use Permit. 

5. The hours of operation shall be limited to 8:00 am to 5:00 p.m. of each day. The parking 
lot lights shall be turned off between the hours of 7:00 p.m. and 8:00 a.m. in order to 
prevent any negative impacts on the adjacent residence.  

6. Should any negative impacts be identified due to this use, as determined by the 
Community Development Director, this approval shall be subject to reevaluation by the 
Planning Commission.  

7. Any violation of any of the conditions of approval may subject the Conditional Use Permit 
to the revocation procedures established by Bell Municipal Code Section 17.96.170, or as 
may be amended. Upon recommendation of the Director of Community Development, the 
Planning Commission shall conduct a noticed public hearing to determine whether such 
permit should be revoked or amended.   

8. An increase in the use, be it in size or in intensity, permitted as a part of this Conditional 
Use Permit shall be cause to review the Conditional Use Permit pursuant to the 
modification procedures in Bell Municipal Code Section 17.96.190. 

9. Any graffiti placed on any building or structure located on the property shall be removed 
promptly after its placement. Failure on the applicant’s behalf to remove such graffiti upon 
twenty-four (24) hours written notice shall empower the City to enter upon the property 
and cause such removal, or painting over, of said graffiti, at the expense of the applicant. 
The Applicant shall promptly pay, upon receipt of an invoice from the City, all the City’s 
reasonable costs of such work.  

10. All exterior building surfaces, including but not limited to doors and windows shall be 
properly cleaned and maintained at all times. 

11. The applicant agrees that all tenant improvements shall be built in accordance with all 
necessary local, state and federal guidelines for handicapped access including, but not 
limited to the Americans with Disabilities Act, and the 2019 California Building Code. 

12. The applicant shall comply with all Federal, State, County, and Local laws and ordinances 
that may apply to this permit, stated herein or not. 

13. The applicant agrees to maintain the property and all related on-site improvements 
thereon, including, without limitation, buildings, parking areas, lighting, signs and walls in 
a first class condition and repair, free of rubbish, debris and other hazards to persons 
using the same, and in accordance with all applicable laws, rules, ordinances and 
regulations of all Federal, State, County and local bodies and agencies having jurisdiction, 
at applicant’s sole cost and expense. Such maintenance and repair shall include, but not 
be limited to, the following: (i) sweeping and trash removal; and (ii) the repair, replacement 
and restriping of asphalt or concrete paving using the same type of material originally 
installed, to the end that such paving at all times be kept in a level and smooth condition. 
Prior to the commencement of such work, all applicable permits shall be obtained from all 
appropriate divisions.  
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14. The applicant shall be responsible for filing any and all pertinent documents with the Los 
Angeles County Recorder’s Office and that copies of said licenses and certifications shall 
be provided to the City of Bell for its file. 

15. The applicant shall defend, indemnify and hold harmless the City of Bell, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void or annul, and approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning this Conditional 
Use Permit. The City will promptly notify the permittee of any such claim, action or 
proceeding against the City and will cooperate fully in the defense.  

16. All vehicle services shall be conducted solely within the existing service bays.  
17. Outdoor storage of equipment shall be prohibited. Overnight storage of customer vehicles 

within the parking lot shall be prohibited. If a customer’s vehicle is required to be kept 
overnight, the vehicle shall be stored within a fully enclosed service bay and not withing 
public view.  

18. No motor vehicles, commercial or otherwise, shall be parked on the property except in 
the proposed marked parking spaces and/or queuing stalls, including any vehicles 
waiting to be worked on or waiting for inspection or evaluation for work.  
 

19. The applicant shall submit a color sample of the exterior paint to the Planning Division for 
approval. Said color shall be in compliance with Bell Municipal Code Chapter 17.25.020 
establishing the applicable exterior paint color regulations. A glossy finish shall be 
prohibited. The Community Development Director shall review and approve the shade and 
finish of the exterior paint. The building shall be repainted prior to occupancy clearance.   

20. The installation of exterior security doors, gates, and window coverings, including but not 
limited to bars, grills, gates and overhead roll down doors, or any exterior mounted 
covering of any type, shall be prohibited. Plans shall be submitted to the Planning Division 
for the review and approval of the Community Development Director prior to the 
installation of any alternative security device. Security bars may be installed inside the 
windows if not predominantly visible from the exterior of the building during operation 
hours.  

21. The existing slatted fence shall be kept clean of any debris, or any graffiti at all times. The 
existing slats on the fence shall be replaced with new slats to improve the look of the 
existing fence.  

22. The exterior signage on the store front shall be updated and rearranged in order to comply 
with the BMC Section 17.84.050 titled “Permitted signs.” A sign permit application shall be 
submitted to the Planning Division and approved prior to any alterations or improvements.  

23. All accessory structures shall obtain Planning Division approval prior to being erected and 
shall not be visible from the public right of way. All accessory structures shall be removed 
if no approved permits are on record with the City. 
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City of Bell 
Planning Commission 

Agenda Report 
 
 
DATE:  December 7, 2022 
 
TO:  Honorable Chair and Planning Commission Members  
 
FROM:  Manuel Acosta, Director of Community Development   
 
BY:   Jason Garcia, Assistant Planner 
 
SUBJECT: Consideration of Conditional Use Permit (CUP) No. 2022-02 to operate a food 

product and a janitorial supply business called Dairy King Milk Farms Food 
Service and ProSource Facility Supply located at 5516-5518 & 5528 Bandini 
Blvd.  

 
PROPOSAL 
 
The applicant, Mike Kinder, is requesting that the City of Bell Planning Commission consider a 
request for CUP No. 2022-02 to allow the operation of a food product and a janitorial supply 
business located at 5516-5518 & 5528 Bandini Blvd.   
 
RECOMMENDATION  
 
It is recommended that the Planning Commission: 
 

1.  Receive the presentation by staff, open the public hearing, and take public testimony; and  
 
2.  Read by title only, waive further reading and adopt Resolution 2022-09PC titled: 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-02 
TO ALLOW A FOOD PRODUCT AND A JANATORIAL SUPPLY 
BUSINESS TO OPERATE AT 5516-5518 & 5528 BANDINI BLVD 

 
BACKGROUND 
 
An application was submitted in December 2021 requesting an approval to allow a food product 
and a janitorial supply business located within a Commercial Manufacturing Zone. The subject 
site is on an eastern corner lot of the intersecting streets of Lindbergh Lane and Yeager Way. 
The property is currently comprised of a 39,892 square foot building located on a 60,984 square 
foot lot. The applicant is requesting an approval for the use of two (2) different businesses to 
operate within an existing structure.  
 
 
 
 
 

AGENDA ITEM 6B 
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General Information 
 
ITEM DESCRIPTION 

ASSESSORS PARCEL 
NUMBER 

 

6332-002-030, 6332-002-029 

PROPERTY OWNER PR I BELL TECH INDUSTRIAL CA LLC 

 
ZONING 

 
C-M (Commercial Manufacturing) 
 

 
LAND USE DESIGNATION 

 
Industrial 
 

SURROUNDING LAND USES 
AND ZONING 

North:   Commercial Manufacturing; C-M 
South:  Manufacturing; M 
East:     Commercial Manufacturing; C-M 
 
West:    Commercial Manufacturing; C-M 

 
 
DISCUSSION / ANALYSIS: 
 
DESCRIPTION OF PROPERTY  
 
The property is currently occupied by a 39,892 square foot building that has one tenant located 
at 5500 Bandini. The building has adequate space and parking for the proposed uses (food 
products and janitorial supply warehousing and distribution).  
 
The property is located on a corner lot that is surrounded by Bandini Boulevard, Yeager Way, 
and Lindbergh Lane. The property has live landscaping abutting the three (3) surrounding 
streets. To the east of the property there are commercial manufacturing buildings, and to the 
west there is Federal owned property.  
 
The property currently has a total of eighty (80) parking spaces - consisting of two (2) compact 
spaces, seventy-six (76) standard parking spaces, and two (2) accessible parking spaces. A 
loading dock station on the east side of the building is also used for loading and unloading 
freight trucks.  
 
BUSINESS OPERATIONS 
 
The property is expected to house two (2) businesses within the existing building: a food product 
business and a janitorial supply business. The proposed hours of operation for the businesses 
are from 5:00 am to 6:00 pm Monday through Sunday. There will be a total of 100 employees.  
 
 

Page 20



01135.0005/840578.1  Page 3 of 5

COMPATIBILITY OF USE

The site is an existing building located in the industrial designated land use. The surrounding 
types of uses are permitted within the Manufacturing Zone, Commercial Manufacturing Zone, 
and Transitional Zones. 

    AERIAL PHOTO
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Existing Building

PARKING 

PARKING REQUIREMENTS
Parking Ratio (1) parking space for every 1,000 sq. ft. of gross floor area 

devoted to the use (39,892/200) = 39.89 or 40

Required # of parking spaces 40
Existing # of parking spaces 80
Deficient # of parking spaces 0

GENERAL PLAN CONSISTENCY

The City’s General Plan, Land Use Element, designates the subject property for Industrial use. 
The proposed use would be consistent with the General Plan and does not conflict with the 
established goals and objectives of the Land Use Element.  

ENVIRONMENTAL REVIEW

Staff has reviewed the CUP application and determined that the proposed project qualifies for a 
Class 1 Categorical Exemption under Section 15301(a) (Existing Facilities), Title 14, Division 6,
Chapter 3 of the California Code of Regulation and is thereby exempt from CEQA, Public 
Resources Code Sections 21000 et seq. Consequently, staff has prepared a Notice of 
Exemption. 

PUBLIC NOTICE 

In conformance with applicable law, staff sent out notices to all the surrounding property owners 
and occupants within 300 feet of the project location. A total of twelve(12) residents, owners, 
and occupants were notified of the proposed application and project proposal. The notice was
also posted at three (3) specific sites in the City. It was published on November 22, 2022, in a 
newspaper of general circulation in the City for public notice. 
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CONDITIONAL USE PERMIT FINDINGS OF FACT 
 
Pursuant to Chapter 17.96.040 of the Bell Zoning Code, the required findings are as follows:  
 
A.     That the site for the proposed use is adequate in size, shape, and topography to 
accommodate the proposed use; and 
 

The site size, shape, and topography are adequate to accommodate the food product 
and janitorial supply business. There are multiple entrances along Yeager Way for 
parking access and entrances on Bandini Boulevard and Lindbergh Lane for freight 
trucks used for shipping and receiving.  

 
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 

 
There are two entrances along Yeager Way for parking access and entrances on 
Bandini Boulevard and Lindbergh Lane for freight trucks used for shipping and receiving. 
Each driveway entrance point has a wide apron egress to allow for ingress and egress 
easily.  
 

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 
 

The proposed business will be located within an existing building any will not have any 
exterior alterations. The building architecture and landscaping are compatible with the 
surrounding properties in the immediate facility.  

 
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 
 

The proposed businesses are compatible with the surrounding land uses and business 
types along Lindbergh Lane.  

 
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) 
 

The property is zoned C-M with a General Plan land use designation of Industrial. 
Janitorial supply warehousing and distribution are permitted in the C-M zone, and food 
products are allowed in the C-M zone subject to obtaining a Conditional use Permit. The 
conduct of the proposed uses will be in compliance with the applicable provisions of the 
general plan of the City of Bell.  

 
ATTACHMENTS: 
 

1.  Resolution No 2022-09PC 
2. Site Plan, Floor Plan, and Elevations 
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  RESOLUTION 2022-09PC 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING CONDITIONAL USE PERMIT NO. 2022-02, 
A REQUEST TO OPERATE A FOOD PRODUCT AND JANATORIAL 
SUPPLY BUSINESS AT 5516-5518& 5528 BANDINI BOULEVARD 

 
WHEREAS, in December 2021, Mike Kinder (“Applicant”) filed an application requesting 

the approval of Conditional Use Permit (“CUP”) No. 2022-02 described herein (“Application”); and 
 
WHEREAS, the Applicant is requesting to operate a food product and janitorial supply 

business located within a corner lot on Yeager Way and Lindbergh Lane in the C-M zone, and in 
accordance with Chapter 17.96.020, Section (A)(5) of the Bell Municipal Code; 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 14, Division 6, Chapter 3 of the California Code 
of Regulations); and  
 

WHEREAS, notice of the Planning Commission’s December 7, 2022 public hearing on 
CUP No. 2022-02 was published in compliance with state law, in a local newspaper of general 
circulation.  In addition, a public notice was mailed ten (10) days in advance of the hearing to each 
property owner within a 300-foot radius of the project site, indicating the date and time of the 
public hearing for CUP No. 2022-02 in accordance with California Government Code section 
65091; and 
 

WHEREAS, on December 7, 2022, the Planning Commission held a public hearing to 
receive public testimony and other evidence regarding the CUP, including without limitation, 
information provided to the Planning Commission by City staff and public testimony; and 

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

the Commission at its December 7, 2022 hearing including, without limitation, the staff report 
submitted by the Community Development Department. 
 

WHEREAS, all legal prerequisites to the adoption of this Resolution are satisfied. 
 
NOW, THEREFORE, THE PLANNING COMMISSION DOES HEREBY FIND, DETERMINE AND 
DECLARE AS FOLLOWS: 

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

by reference. 
 
SECTION 2. Based upon substantial evidence presented to this Planning Commission 

during the public hearing conducted with regard to the Application, including written staff reports, 
verbal testimony, site plans, and Conditions of Approval (“Conditions”) attached hereto as Exhibit 
“A,” the Planning Commission hereby specifically finds as follows: 

 
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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The size, shape, and topography of the site are adequate to accommodate the food 
product and janitorial supply business. There are multiple entrances along Yeager Way 
for parking access, and entrances on Bandini Boulevard and Lindbergh lane for freight 
trucks used for shipping and receiving.  
 
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 
 
There are two entrances along Yeager Way for parking access, and entrances on Bandini 
Boulevard and Lindbergh Lane for freight trucks used for shipping and receiving. Each 
driveway entrance point has a large enough apron to allow for ingress and egress.  
 
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 
 
The proposed business uses will be located within an existing building that will not have 
any exterior alterations. The surrounding architecture and landscaping is compatible with 
the surrounding properties in the immediate facility.  
 
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 
 
The proposed businesses are compatible with the surrounding land uses and business 
types along Lindbergh lane.  
 
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) 
 
The property is zoned C-M with a General Plan land use designation of Industrial. 
Janitorial supply warehousing and distribution are a permitted use in the C-M zone and 
food products are also an allowed use in the C-M zone subject to first obtaining a 
Conditional Use Permit. The conduct of the proposed uses are in compliance with the 
applicable provisions of the General Plan of the City of Bell.  

 
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 smog check and vehicle repair shop will be conducted within an existing facility and 
will not operate beyond the limits of the existing facility. The project does not involve any 
expansion of use or expansion/additions to the existing building or site. A CUP is required due to 
the type of use of the businesses. Therefore, the proposed project is categorically exempt from 
the CEQA, pursuant to Section 15301 (Class 1 Existing Facilities), of the CEQA Guidelines (Title 
14, Division 6, 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.   
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SECTION 4. 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 this7thday of December 2022. 
 
 
 

_________________________ 
 Luis Mesa, Chair 

 
 ATTEST: 
 
 
 
 __________________________ 
 Angela Bustamante,  
 Planning Commission Secretary 
 
 
APPROVED AS TO FORM: 
 
 
_________________________________ 
Christy Marie Lopez, Assistant City Attorney 
 
 

CERTIFICATE OF ATTESTATION AND ORIGINALITY 
 
I, Angela Bustamante, Planning Commission Secretary of the City of Bell, do hereby certify that 
the foregoing Resolution was adopted at a regular meeting of the Planning Commission of the 
City of Bell held on the 7th day of December 2022, by the following vote: 
 
AYES:  
  
NOES:  
  
ABSENT: 
  
ABSTAIN:  

______________________________________ 
Angela Bustamante,  
Planning Commission Secretary  
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Exhibit “A” 
 

CONDITIONS OF APPROVAL 
 

1. Compliance with and execution of all conditions listed herein shall be necessary prior to 
obtaining any occupancy clearance; and 

2. This approval is granted for the land or land use as described in the application and any 
attachments thereto, and as shown on the submitted plans labeled Conditional Use Permit 
2022-02; and 

3. All site work and other facilities or features shall be located and maintained substantially 
as shown on the plan labeled Conditional Use Permit 2022-02, except as otherwise stated 
in these conditions ; and 

4. The applicant or a representative shall execute an Affidavit indicating that he/she is aware 
of all of the terms and accepts all the conditions imposed by the granting of this Conditional 
Use Permit; and 

5. The hours of operation shall be limited to 5:00 am to 6:00 p.m. Monday through Sunday; 
and  

6. Should any negative impacts be identified due to this use, as determined by the Planning 
Division and the Community Development Director, this approval shall be subject to 
reevaluation by the Planning Commission; and 

7. Any violation of any of the conditions of approval may subject the Conditional Use Permit 
to the revocation procedures established by Bell Municipal Code Section 17.96.170, or as 
may be amended. Upon recommendation of the Director of Community Development, the 
body which originally granted the Conditional Use Permit shall conduct a noticed public 
hearing to determine whether such permit should be revoked; and   

8. Any increase in the use, be it in size or in intensity, permitted as a part of this Conditional 
Use Permit shall be cause to review the Conditional Use Permit pursuant to the 
modification procedures in Bell Municipal Code Section 17.96.190; and 

9. Any graffiti placed on any building or structure located on the property shall be removed 
promptly after its placement. Failure on the Applicant’s behalf to remove such graffiti upon 
twenty-four (24) hours written notice shall empower the City to enter upon the property 
and cause such removal, or painting over, of said graffiti, at the expense of the Applicant. 
The Applicant shall promptly pay, upon receipt of an invoice from the City, all the City’s 
reasonable costs of such work; and 

10. All exterior building surfaces, including but not limited to doors and windows, shall be 
properly cleaned and maintained at all times; and 

11. The applicant agrees that all tenant improvements shall be in accordance with all 
necessary local, state and federal guidelines for accessibility, including, but not limited to 
the Americans with Disabilities Act, and the 2019 California Building Code; and 

12. The applicant shall comply with all Federal, State, County, and Local laws and ordinances 
that may apply to this permit, stated herein or not; and 

13. The applicant, agrees to maintain the property and all related on-site improvements 
thereon, including, without limitation, buildings, parking areas, lighting, signs and walls in 
a first class condition and repair, free of rubbish, debris and other hazards to persons 
using the same, and in accordance with all applicable laws, rules, ordinances and 
regulations of all Federal, State, County and local bodies and agencies having jurisdiction, 
at applicant’s sole cost and expense. Such maintenance and repair shall include, but not 
be limited to, the following: (i) sweeping and trash removal; and (ii) the repair, replacement 
and restriping of asphalt or concrete paving using the same type of material originally 
installed, to the end that such paving at all times be kept in a level and smooth condition; 
and 
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14. The applicant shall be responsible for filing any and all pertinent documents with the Los 
Angeles County Recorder’s Office and that copies of said licenses and certifications shall 
be maintained on file with the City of Bell; and 

15. The applicant shall defend, indemnify and hold harmless the City of Bell, its agents, 
officers, or employees from any claims, damages, action, or proceeding against the City 
or its agents, officers, or employees to attack, set aside, void or annul, and approval of the 
City, its advisory agencies, appeal boards, or legislative body concerning this Conditional 
Use Permit.  The City will promptly notify the permittee of any such claim, action or 
proceeding against the City and will cooperate fully in the defense; and 

16. That any signage shall require that a sign permit application and signage plan be 
submitted separately and approved by the Planning Division, pursuant to the provisions 
outlined in the Bell Municipal Code; and  
 

17. That the applicant guarantees that there will be no deviation from the approved number of 
parking spaces, including guest parking, compact parking, loading spaces, car and 
vanpool parking and any other ancillary forms of parking provided; and  

 
18. That no vehicles shall park on the property unless owned and operated by those employed 

at the location; and  
 

19. The applicant is required to show proof that the site meets the waste hauler access 
requirements to the trash enclosure. Contact local Waste Hauler at 800-299-4898 or at 
12949 Telegraph Rd. Santa Fe Springs, CA, 90670. The waste hauler must be able to 
access the trash enclosure on site with no obstructions.  

Page 28

































01135.0005/715063.1 Page 1 of 4 

City of Bell 
Planning Commission 

Agenda Report  
  
 
DATE: December 7, 2022 
 
TO: Chair and Members of the Planning Commission 
 
FROM: Manuel Acosta, Community Development Director 
 
BY:  Rodrigo Pelayo, Associate Planner 
 
SUBJECT:  Consideration of an Ordinance of the City of Bell, California, amending Chapter 
17.08 (Definitions) and Chapter 17.84 (Signs) of Title 17 (Zoning) of the Bell Municipal Code 
(BMC), relating to digital billboards. 

RECOMMENDATION: 
 
It is recommended that the Bell Planning Commission read by title only, waive further reading 
and adopt Resolution No. 2022-10PC (Attachment A), recommending the following actions to 
the City Council:  

1. Determine that the proposed text amendments are exempt from further review under the 
California Environmental Quality Act (California Public Resources Code §§ 21000, et 
seq., “CEQA”) and the regulations promulgated there under (14 California Code of 
Regulations §§ 15000, et seq., the “CEQA Guidelines”), because it consists of only 
minor text revisions and clarifications to existing zoning regulations and procedures 
related thereto, and  will not have the effect of substantially changing regulatory 
standards or findings required therefore in accordance with CEQA, the proposed text 
amendment is exempt from CEQA  pursuant to Section 15061(b)(3) because the activity 
is governed by the general rule that CEQA applies only to projects that have the 
potential for causing a significant effect on the environment. In this case the proposed 
text amendment will not have a significant effect on the environment; and 

2. Approval of Zone Text Amendment No. 2022-01 to adopt an Ordinance (Attachment B), 
amending Chapter 17.08 (Definitions) and Chapter 17.84 (Signs) of Title 17 (Zoning) of 
the BMC, relating to digital billboards. 

BACKGROUND: 
 
The City of Bell Zoning Ordinance (Title 17, Zoning) is part of the BMC. The City’s Zoning 
Ordinance contains 32 chapters describing the different zones within the City, general 
definitions as commonly used within the Title, entitlement processes, procedures for 
amendments to the Zoning Ordinance and regulations regarding land use, property 
development regulations, signs and parking. The BMC is silent with respect to digital billboards 
and as such, they are not permitted.  
 
Digital billboards have the capacity to display digital images that are changed by a computer 
every few seconds. Digital billboards are commonly used for commercial advertising, however 

AGENDA ITEM 6C 
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can also be used for public service purposes. Billboard companies are increasingly constructing 
digital billboards due to the increased number of advertisers that can be accommodated 
concurrently on a single digital billboard. Digital billboards offer the potential for a source of 
revenue and other public benefits to cities when construction and operation of billboards are 
permitted, specifically on publicly owned property. Cities are allowed to enter into agreements 
with billboard owners for financial compensation provided by billboard owners to cities in return 
for the right to construct a billboard on public property. Additionally, agreements may include 
terms for the voluntary removal by billboard owners of non-digital billboards at other locations in 
exchange for the right to construct a digital billboard within a designated suitable location 
typically positioned on highly visible, heavy traffic locations such as adjacent to a freeway. 
 
In order for the City to consider digital billboards, the BMC must be amended to establish 
regulations, including criteria under which the digital billboards may be allowed. Zone Text 
Amendment No. 2022-01 is proposed to amend Chapter 17.08 (Definitions) and Chapter 17.84 
(Signs), of the BMC to define and establish regulations for digital billboards. 
 
ANALYSIS: 
 
The purpose of the proposed Zoning Text Amendment No. 2022-01 is to permit the limited use 
of digital billboards in appropriate locations within the City, in a controlled manner, and to allow 
the City to receive public benefits from the billboard owners in return. Zone Text Amendment 
No. 2022-01 proposes regulations pertaining to the allowable locations, quantity, size, design 
and operation of digital billboards. Zone Text Amendment No. 2022-01 also provides an 
incentive to billboard owners for voluntary relocation and replacement of conforming and non-
conforming non-digital billboards located elsewhere in the City in exchange for permission to 
construct a digital billboard at the allowable locations established by the proposed ordinance. 

Approval of Zone Text Amendment No. 2022-01 would permit the construction and operation of 
digital billboards pursuant to the City Council approval of an agreement to be executed between 
the billboard owner and the City. The agreement would contain terms to control the design and 
operation of the digital billboard, the terms for the removal and relocation of any existing non-
digital billboards (if applicable), and provisions for compensation to be paid to the City or other 
public benefits to the City in exchange for the right to construct and operate a digital billboard.  

Zone Text Amendment No. 2022-01 would establish regulations governing design and operation 
of digital billboards, the application review requirements, and City approval process for digital 
billboards as summarized below: 

General Requirements 

1. Digital billboards would be permitted within the “M” (Manufacturing) zoning district 
located adjacent to the California Interstate 710 Freeway only after an agreement has 
been negotiated and executed between the digital billboard operator and city 
(“Agreement”). 

2. All applicants will be required to obtain all additional federal and/or state permits for 
installation. 

3. The owner and/or operator of the digital billboard must comply with all applicable federal, 
state, or local laws when constructing, operating, improving, maintaining, repairing, and 
removing the digital billboard. 
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Development Standards 

4. Notwithstanding the City’s regulations, digital billboards must comply with Caltrans 
requirements for height, size, operation, distance from other billboards, highways, or 
residential uses, and any other requirements. In the event of inconsistency between City 
and Caltrans requirements, the more restrictive standards will control. 

5. No digital billboard should have more than one digital face (display surface) oriented in 
the same vertical plane, for a maximum of two display surfaces back-to-back. 

6. The maximum total sign area for any digital billboard may not exceed 1200 square feet 
per sign face, and each sign face may not exceed 25 feet in height and 60 feet in length. 

7. The maximum height of any digital billboard including non-digital sign faces may not 
exceed 70 feet as measured from the bottom of the billboard supports to the highest 
point of the sign face. 

8. Digital billboards must be placed at least 250 feet from any residential zone or 
residentially used property (including mixed use), unless it is determined by the Zoning 
Code Administrator that based on a photometric study there is no significant additional 
light intrusion than if the digital billboards are placed at least 250 feet away. 

Operational Requirements 

9. No digital billboard should display any obscene language or images. 

10. Each digital billboard should be connected to the National Emergency Network (or any 
successor network thereto) and provide emergency information, including child 
abduction alerts (i.e., "Amber Alerts") or other missing persons or emergency alerts as 
may be issued by local, state, or federal authorities, in accordance with local and 
regional first responder protocols. 

Application Requirements and Review Procedures 

11. Applications for construction and operation of a digital billboard would be subject to 
review by the Planning Commission and approval by the City Council of an Agreement 
that is in compliance with regulations established pursuant to Zoning Text Amendment 
No. 2022-01 and that may contain provisions for compensation to be paid to the City or 
other public benefits. 

ENVIRONMENTAL REVIEW: 
 
The Planning Commission’s act of recommending adoption of the Zoning Text Amendment is 
not subject to CEQA review because it is not an “approval” of the Zoning Text Amendment, as 
defined in CEQA Guidelines Section 15352, but is rather a recommendation of approval, and 
therefore does not commit the City to any definite course of action regarding the Zoning Text 
Amendment.  
 
Furthermore, the proposed text amendments are exempt from further review under the 
California Environmental Quality Act (California Public Resources Code §§ 21000, et seq., 
“CEQA”) and the regulations promulgated there under (14 California Code of Regulations §§ 
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15000, et seq., the “CEQA Guidelines”), because it consists of only minor text revisions and 
clarifications to existing zoning regulations and procedures related thereto, and  will not have 
the effect of substantially changing regulatory standards or findings required therefore in 
accordance with CEQA, the proposed text amendment is exempt from CEQA  pursuant to 
Section 15061(b)(3) because the activity is governed by the general rule that CEQA applies only 
to projects that have the potential for causing a significant effect on the environment. In this 
case the proposed text amendment will not have a significant effect on the environment 
 
FISCAL AND RESOURCE IMPACT TO THE CITY: 
 
There is no fiscal impact associated with the adoption of the ordinance; however, any future 
billboard Agreements between the City and developer will generate revenue for the City. 
 
CONCLUSION:  
 
Staff recommends that the Bell Planning Commission adopt Resolution No. 2022-10PC 
recommending City Council approval of Zone Text Amendment No. 2022-01 to adopt an 
Ordinance amending Chapter 17.08 (Definitions) and Chapter 17.84 (Signs) of Title 17 (Zoning) 
of the BMC, relating to digital billboards. 

ATTACHMENTS: 
 

1. Attachment A - Planning Commission Resolution 2022-10PC 
2. Attachment B -  Draft Ordinance  
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RESOLUTION NO. 2022-10PC 
 

A RESOLUTION OF THE CITY OF BELL PLANNING 
COMMISSION RECOMMENDING CITY COUNCIL APPROVAL 
OF ZONE TEXT AMENDMENT NO. 2022-01 TO ADOPT AN 
ORDINANCE AMENDING CHAPTER 17.08 (DEFINITIONS) AND 
CHAPTER 17.84 (SIGNS) OF TITLE 17 (ZONING) OF THE BELL 
MUNICIPAL CODE, RELATING TO DIGITAL BILLBOARDS 
 

WHEREAS, the City of Bell (“City”) currently authorizes signs and sign structures within 
the City pursuant to Title 17, of the Bell Municipal Code (BMC), Chapter 17.84 “Signs”, (“Sign 
Ordinance”), provided such signs and sign structures comply with regulations set forth in the 
Sign Ordinance; and 

 
WHEREAS, the Sign Ordinance does not expressly allow the development and 

construction of digital billboards within the City; and 
 
WHEREAS, permitting the limited use of off-premises digital billboards in appropriate 

locations within the City provides greater opportunity for businesses to advertise to larger 
audiences; and 

 
WHEREAS, the City desires to establish regulations which allow construction of digital 

billboards within the “M” (Manufacturing) zoning district of the City located adjacent to the 
California Interstate 710 Freeway; and 

 
WHEREAS, the Ordinance will allow for the use of digital billboards in a controlled and 

planned manner within the limits of the M zone subject to reasonable controls; and 
 
WHEREAS, the Ordinance will provide incentives for owners of non-digital billboards 

within the City to relocate or convert those non-digital billboards to digital billboards within the M 
zoning district; and 

 
WHEREAS, the Ordinance will allow the City to receive public benefits from digital 

billboard owners for the opportunity to construct digital billboards within the M zoning district; 
and 

 
 WHEREAS, at the Planning Commission regular meeting of December 7, 2022, the 
Planning Commission held a public hearing to receive testimony and other evidence regarding 
the proposed Zone Text Amendment No. 2022-01, including without limitation, information 
provided to the Planning Commission by City staff. 
 
NOW, THEREFORE, THE PLANNING COMMISSION OF THE CITY OF BELL DOES 
HEREBY RESOLVE AS FOLLOWS: 

 
SECTION 1. The foregoing recitals are true and correct and are incorporated herein. 
 

 SECTION 2. Based on substantial evidence, both written and oral, from the public 
hearing, the Planning Commission makes the following findings: 
 

A. The proposed Zone Text Amendment (attached hereto as Exhibit A) is consistent 
with the goals and policies of the City’s General Plan and is consistent with those 
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provisions of the Zoning Code that will not be amended. Such General Plan 
goals and policies include, but are not limited to the following: 

 
Land Use and Sustainability Element Policy 1. The City of Bell 
shall promote development and land uses that are consistent with the 
General Plan that will address the current and future need of all of the 
residential and business sectors. The City shall ensure that future 
land uses will be in compliance with current zoning codes. The City’s 
Zoning Code and map shall also be updated to ensure conformity 
with the General Plan. 
Land Use and Sustainability Element Policy 3. The City of Bell 
shall prevent incompatibility among land uses for the health and 
safety of occupants and the protection of property values. The City 
shall ensure all new development conforms with surrounding 
properties as a means to protect the health and safety of occupants 
and maintain property values. 
Land Use and Sustainability Element Policy 4. The City of Bell 
shall strive to minimize expansion of non-conforming uses and ensure 
that those presenting a health and safety hazard are brought into 
code compliance. 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 City of Bell 
shall encourage a high level of quality in construction and site design 
features. The City shall create and implement specific design 
guidelines to promote higher quality in construction. 
Land Use and Sustainability Element Policy 19. The City of Bell 
shall actively solicit and facilitate development that will benefit the City 
in terms of quality design, employment, and revenue. As part of this 
process, the City shall oversee the preparation of a feasibility analysis 
and/or study. 
Land Use and Sustainability Element Policy 26. The City of Bell 
shall continue to promote and support revitalization of the commercial 
districts in the City. The City shall continue to enhance the “Central 
City Area,” promote the creation of smaller commercial neighborhood 
centers at key intersections, and discourage further strip commercial 
development. The City shall also strive to minimize or eliminate 
conflicts while at the same time marketing the City as an optimal 
location for new business opportunities as well as business retention. 
Land Use and Sustainability Element Policy 33. The City of Bell 
shall investigate policy initiatives, legislative changes, and Best 
Practice research that will assist the City in being in the forefront of 
technological trends. 

B. The proposed Zone Text Amendment is consistent with State law. 
 

C. The proposed Ordinance serves the public health, safety, and welfare of the 
residents and businesses within the City to regulate land use within the City. 

 
D. CEQA Findings. The Planning Commission’s act of recommending adoption of 

the Zoning Text Amendment is not subject to CEQA review because it is not an 
“approval” of the Zoning Text Amendment, as defined in CEQA Guidelines 
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Section 15352, but is rather a recommendation of approval, and therefore does 
not commit the City to any definite course of action regarding the Zoning Text 
Amendment.   

 
SECTION 3. On the basis of these findings, the Planning Commission hereby 

recommends City Council approval of Zone Text Amendment No. 2022-01 to adopt an 
Ordinance, amending Chapter 17.08 (Definitions) and Chapter 17.84 (Signs), relating to digital 
billboards. 
 
PASSED, APPROVED, AND ADOPTED at a regular meeting of the Planning Commission 
of the City of Bell, California, this 7th day of December, 2022. 
 
 
 
             
       _____________________________ 
       Luis Mesa, Chair 
 
 
ATTEST: 
 
 
_________________________ 
Angela Bustamante, City Clerk 
 
 
APPROVED AS TO FORM: 
 
 
____________________________ 
Christy Marie Lopez, Deputy City Attorney 
 

 
CERTIFICATE OF ATTESTATION AND ORIGINALITY 

 
I, Angela Bustamante, Secretary to the Planning Commission of the City of Bell, hereby attest to 
and certify that the foregoing ordinance is the original ordinance adopted by the Bell Planning 
Commission at its regular meeting held on the 7thday of December,2022, by the following vote: 
 
AYES: 
 
NOES: 
 
ABSENT: 
 
ABSTAIN: 
        ________________________ 
        Angela Bustamante,  
        Planning Commission Secretary  
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ORDINANCE NO. 2022-_____ 
 

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF 
BELL, AMENDING CHAPTER 17.08 (DEFINITIONS) AND 
CHAPTER 17.84 (SIGNS) OF TITLE 17 (ZONING), RELATING TO 
DIGITAL BILLBOARDS 
 

WHEREAS, the City of Bell, pursuant to its police power, has the authority to take 
appropriate action to address concerns regarding traffic safety and aesthetics, as they relate to 
signs. Metromedia Inc. v. City of San Diego, 453 U.S. 490 (1981); and  

 
WHEREAS, the City Council of the City of Bell recognizes that billboards constitute 

speech protected by the First Amendment of the United States Constitution, and by Art. 1, Sec. 
2, of the Constitution of the State of California, and that its regulation of signs must be consistent 
with these protections; and  

 
WHEREAS, the City Council makes the following findings. 
 
1. An excessive amount of billboards, both in terms of number and size, as well as 

improper shape or design, can be distracting to motorists and this condition 
adversely effects the public safety by creating a potential traffic hazard. 

2. Excessive and poorly designed billboards are confusing and reduce the 
effectiveness of all signs. 

3. Billboards provide important information to the public for a variety of purposes. 
 
WHEREAS, the City has a substantial interest in regulating signage in the manner set 

forth in this ordinance and the regulations modified and adopted hereby further the City’s 
substantial interests in traffic safety and aesthetics, in particular. World Wide Rush, LLC v. City of 
Los Angeles, 606 F.3d 676 (9th Cir. 2010); Foti v. City of Menlo Park, 146 F.3d 629 (9th Cir. 
1998); and  

 
WHEREAS, the City Council finds that the City can balance its interests in aesthetics and 

traffic safety with the interests of businesses and consumers by limiting the time, place, and 
manner of placement of billboards; and  

 
WHEREAS, the City Council finds that digital billboards are recognized as a legitimate 

form of commercial advertising in the city; however, the size, number, location, and illumination 
of digital billboards can have significant influence on the city’s visual character and quality of life 
and can, without appropriate controls, create, or contribute to visual blight conditions; and  

 
WHEREAS, the City Council finds that adoption of this ordinance will allow for 

development of digital billboards in a planned manner in accordance with the regulations and 
standards established herein; and  

 
NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF BELL DOES HEREBY RESOLVE 
AS FOLLOWS: 

 
SECTION 1. The foregoing recitals are true and correct and incorporated herein by this 

reference. 
 
SECTION 2. The following definitions are added to Chapter 17.08 (Definitions) of Title 
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17 (Zoning) of the Bell Municipal Code: 
 
17.08.070 Billboard. A large, off-premise sign structure designed for changeable copy, 

which is used for the advertisement of goods, products, causes, activities, or services, and can 
also serve public service purposes. These are typically positioned on highly visible, heavy traffic 
locations such as expressways and major roadways. Off-premise means that the billboard 
identifies a business, activity, cause, service, or product at a location other than where the 
billboard is displayed. Advertisement in the context of billboards should be interpreted broadly 
and not be limited to refer only to commercial activity. 

 
17.08.214 Digital billboard. A digital billboard is a billboard that utilizes digital message 

technology capable of changing the static message or copy on the sign electronically or wirelessly 
via computer. This includes, without limitation, billboards also known as electronic billboards or 
LED billboards. 

 
SECTION 3. Section 17.84.064 (Digital Billboards) of Chapter 17.84 (Signs) of Title 17 

(Zoning) of the Bell Municipal Code is added as follows: 
 

17.84.064 Digital Billboards. 
 

A. Purpose. The purpose of this section is to allow and regulate digital billboards. Billboards 
are typically positioned on highly visible, heavy traffic locations such as expressways and 
major roadways. Nothing in this section is intended to amend any other provision of this 
chapter, which apply to identification signs and signs that relate to the business, goods, 
activities, or services being provided on the premises where the sign is located. 
 

B. Billboards prohibited. Billboards shall not be permitted in the City except as provided 
herein. 

 
C. Nonconforming billboards; removal without compensation.  

 
1. Any existing billboard that was constructed in conformance with all regulations and permit 

requirements at the time of its erection, and that is maintained in accordance to all 
applicable building standards, shall constitute a legal nonconforming use.  

2. Any existing billboard that was constructed without valid permits or in violations of building 
standards at the time of its erection, or an existing billboard that constitutes a threat to the 
public health and safety, may be required to be removed without compensation. 

 
D. General Requirements. 

 
1. The requirements of this section shall apply to the expansion or modification of an existing 

digital billboard, including the construction of additional face(s), and/or to the digital 
conversion of an existing static billboard to a digital billboard. No digital billboard may be 
expanded, modified, or newly constructed other than pursuant to an  agreement, as 
follows. 

2. Digital billboards shall be permitted within the “M” (Manufacturing) zoning district located 
adjacent to  the California Interstate 710 Freeway only pursuant to an  agreement 
negotiated and executed between the billboard operator/owner and the city (“Agreement”) 
consistent with this section and Business & Professions Code Section 5412. The 
Agreement shall include specific public benefits to be provided to the city. Nothing 
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contained in this section shall require the city to negotiate and/or approve an Agreement 
on terms that are not beneficial to the city. 

3. A billboard or digital billboard in existence on the effective date of the ordinance enacting 
this provision pursuant to any prior agreement (including any amendments or extensions 
thereof) may be relocated and rebuilt as a digital billboard subject to the provisions of this 
section.  

4. All digital billboards shall comply with this section and all applicable requirements of 
Section 5400 et seq. of the California Business & Professions Code and Title 4, Section 
2240 et seq. of the California Code of Regulations. Pursuant to Section 5412 of the 
Business & Professions Code, the Agreement may include provisions related to the 
relocation or removal of billboards in areas inside or outside the boundaries of the city. 

5. No new digital billboard shall be approved, and no existing billboard shall be relocated, 
converted, or modified without the applicant first providing proof of legal or equitable 
interest in the site proposed for new construction, relocation, or modification, including, 
but not limited to, a fee interest, lease, easement, or other entitlement, demonstrating the 
right to install and operate the billboard on the subject property. Information to be provided 
shall include the written consent of the property owner. 

6. No digital billboard shall be approved for construction, modification, or expansion, and no 
digital billboard may be maintained unless the applicant provides evidence that a 
designated maintenance service is available by telephone and able to respond to a repair 
call “24/7”in the event a digital billboard becomes damaged or is malfunctioning. 

7. Applicants shall obtain all applicable federal and/or state permits for installation.  
8. The owner and/or operator of the digital billboard shall comply with all applicable federal, 

state, or local laws when constructing, operating, improving, maintaining, repairing, and 
removing the digital billboard, including the Highway Beautification Act of 1965 (23 U.S.C. 
Section 131), the Outdoor Advertising Act (Business and Professions Code, Section 5200 
et seq.), the regulations promulgated to implement the Outdoor Advertising Act (4 Cal. 
Code Regulations. Section 2242(c) et seq.). 

 
E. Development Standards. 

 
1. To the extent not covered herein, digital billboard shall comply with Caltrans requirements 

for height, size, operation, distance from other billboards, highways, or residential uses, 
and any other requirements. In the event of inconsistency between this section and 
Caltrans requirements, the more restrictive standards shall control. All distances shall be 
measured along the nearest edge of the pavement between points directly opposite the 
signs along each side of the highway. 

2. All utilities for a digital billboard shall be underground. 
3. No digital billboard shall have more than one digital display surface oriented in the same 

vertical plane, for a maximum of two display surfaces.  
4. Sign area. The maximum total sign area for any digital billboard shall be 1200 square feet 

per sign face, and each sign face shall not exceed 25 feet in height and 60 feet in length. 
For purposes of this section, sign area shall mean and include any frame or material 
forming an integral part of the display but excluding support structures.  

5. The maximum height of any digital billboard including non-digital sign faces shall be 70 
feet as measured from the finished grade of the freeway travel lane closest to the sign to 
the uppermost point of the sign, except as may be approved for good cause as 
demonstrated by the applicant and determined in the sole discretion of the City.  

6. Digital billboards projecting over a driveway or driving aisle shall have a minimum 
clearance of 30 feet between the lowest point of any part of billboard and the finished 
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driveway grade. No part of any digital billboard shall encroach onto an adjacent private or 
public property. 

7. Digital billboards projecting over a pedestrian walkway shall have a minimum clearance 
of 30 feet between the lowest point of the structure and the walkway grade. 

8. Digital billboards not projecting over drive areas or a pedestrian walkway shall have a 
minimum clearance of 30 feet between the lowest point of the structure and the finished 
grade level. 

9. Digital billboard structures shall be free of any visible bracing, angle iron, guy wires, cable, 
and/or similar supporting elements. All exposed portions of a digital billboard, including 
backs, sides, structural support members and support poles, shall be screened to the 
satisfaction of the director of community development. 

10. Digital billboards shall be placed at least 250 feet from any residential zone or 
residentially used property (including mixed use), unless it is determined by the zoning 
code administrator that based on the photometric study required under Section (F)(1)(h) 
of this section that there is no significant additional light intrusion than if the digital 
billboards were placed at least 250 feet away. The measurement shall be from the closest 
edge of the billboard to the closest edge of the residential zone or closest property line on 
which a residential use is located. 

11.Digital billboards shall plainly display and visible from no less than 100 feet, the name of 
the person or company owning or maintaining the digital billboard and the digital billboard 
identification number. 

 
F. Operational Requirements. 

 
1. No digital billboard shall display any obscene language or images, as the term is defined 

in Section 311 of the California Penal Code, including any amendments or successor 
statutes thereto. 

2. Each digital billboard shall be connected to the National Emergency Network (or any 
successor network thereto) and provide emergency information, including child abduction 
alerts (i.e., "Amber Alerts") or other missing persons or emergency alerts as may be issued 
by local, state, or federal authorities, in accordance with local and regional first responder 
protocols. 

3. Digital billboard operating requirements: 
a. Each message shall not move and shall not include animation, flashing lights, or 

the varying of light intensity. 
b. Each message shall not be displayed for less than the minimum amount of time 

provided by Caltrans’ regulations. 
c. Digital billboards shall not operate at brightness levels of more than 0.3 foot 

candles above ambient light, as measured using a foot candle meter, at a pre-set 
distance as set forth under this section. Brightness levels from display to display 
shall not vary by more than 0.3 foot candles. 

d. Pre-set distances to measure the foot candles impact vary with the expected 
viewing distances of each size sign and shall comply with the following: 
Face Size/Distance to point of measurement 
12' x 25'   150' 
10'6" x 36'   200' 
14' x 48'   250' 
20' x 60'   350' 

e. Each digital billboard shall have a light sensing device that will automatically adjust 
the brightness as ambient light conditions change. 
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4. Each digital billboard shall be designed and operated with systems and monitoring 
in place to either turn the display off or show full black screen in the event of a malfunction. 

5. Walls or screens at the base of the digital billboard or other support structures shall 
not create a hazard to public safety or become an attractive nuisance, and shall be 
continually maintained in good condition and free from graffiti, weeds, or other blight 
conditions. 

6. Digital billboards shall not simulate or imitate any directional, warning, danger, or 
information sign, or any other display likely to be mistaken for any permitted sign intended 
or likely to be construed as giving warning or direction to traffic, for example using such 
words or phrases as "stop" or "slow down." 

8. Digital billboards shall not display any red or blinking or intermittent lighting that 
may be mistaken for warning or danger signals nor shall the billboards’ illumination impair 
the vision of travelers on the adjacent freeway and roadways.  
9. Digital billboards shall be operated and maintained in compliance with  Business and 

Professions Code Section 5403. 
 

G. The requirements set forth under subsections B, C, and D, above, shall be in addition to any 
other conditions and requirements contained in the Agreement. If any condition or 
requirement imposed in an Agreement conflict with the general requirements set forth in 
subsections B, C, and D, the general requirements of subsections B, C, and D shall control. 
For purposes of this subsection, conditions or requirements contained in an Agreement that 
are more restrictive than those contained in the general requirements of subsections B, C, 
and D shall not be deemed in conflict, and shall control. 
 

H. Application Requirements and Review Procedures. 
 

1. Application requirements. To the extent not covered in this section, the application, review, 
and appeal provisions of Chapter 17.96 (Variances and Conditional Use Permits) shall 
apply to this section. Any person wishing to erect a new digital billboard, relocate an 
existing nonconforming or conforming billboard or modify and convert an existing billboard 
into a digital billboard shall submit a request in writing for approval of an Agreement as 
described under subsection B of this section that includes the following: 
a. The name, address, phone number, and other contact information of the person 

proposing the Agreement. 
b. The location of the proposed digital billboard. 
c. Information that establishes that the person proposing the Agreement has legal or 

equitable interest in the proposed new or relocated billboard, and proof of legal or 
equitable interest in the proposed site including, but not limited to, a fee interest, 
lease, license, easement, or other entitlement demonstrating the right to install and 
operate the billboard on the subject property. Information to be provided shall 
include the written consent of the property owner if not readily ascertainable from 
the foregoing documents. 

d. Conceptual design drawings of the digital billboard that includes technical 
specifications to determine the digital billboard's compliance with this section. 

e. A description of the proposed compensation or public benefit to be provided to the 
city. 

f. Photos of all existing signage, and architectural renderings and elevations of the 
proposed digital billboard and a scaled site plan and elevations showing the 
locations of all existing structures and improvements on the property, and the 
proposed digital billboard and related structures and improvements. 
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g. Photo simulations shall be provided of the before and after physical site 
appearance from views as specified by the director of community development. 

h. A photometric study prepared by a certified lighting engineer demonstrating the 
proposed digital billboard’s compliance with the operational requirements of this 
note. 

i. The applicant shall pay a filing fee as set by resolution of the city council. This fee 
shall be in addition to any other required fees for permits relative to the 
development of the property and shall be for the purpose of defraying the costs 
associated with city’s review of the application. 

j. The applicant shall pay the cost of any environmental studies and reports 
necessary for the completion of the environmental review of the proposal pursuant 
to the California Environmental Quality Act. 

k. Such other documents, materials, or information deemed reasonably necessary 
by the director of community development. 

2. Review Procedures. 
a. An Agreement shall be reviewed by the planning commission at a duly noticed 

public hearing, pursuant to the procedures set forth in Section 17.96.110 of the 
BMC. The planning commission shall review the Agreement and make a 
recommendation to city council whether the proposed digital billboard meets the 
required findings set forth in subsection (c) below. 

b. The city council shall conduct a duly noticed public hearing following the planning 
commission recommendation to consider approval of the Agreement. The hearing 
before the city council shall be noticed in accordance with Section 17.96.110 of the 
BMC, and may be continued from time to time. In order to approve a digital 
billboard Agreement, the city council shall make all of the findings contained in 
subsection (F)(2)(c) below. Agreements shall be approved by ordinance. 

c. Findings for approval of an Agreement. The city council shall approve the 
Agreement if it finds the following: 
1. The proposed Agreement is consistent with the goals, objectives, purposes 

and provisions of the General Plan, the Municipal Code, and any applicable 
specific plans; 

2. The proposed installation site is compatible with the uses and structures 
on the site and in the surrounding area; 

3. The proposed digital billboard would not create a traffic or safety problem, 
including problems associated with on-site access circulation or visibility; 

4. The proposed digital billboard would not interfere with on-site parking or 
landscaping required by city ordinance or permit; 

5. The proposed digital billboard would not otherwise result in a threat to the 
general health, safety, and welfare of city residents; and 

6. The proposed digital billboard, in addition to its aesthetic treatment, 
provides substantial public benefits that would not otherwise accrue to the 
public in the absence of its installation.  

 
SECTION 4. This ordinance is exempt from the California Environmental Quality Act 

(“CEQA”) pursuant to Section 15061(b)(3) because it consists only of minor revisions and 
clarifications to an existing zoning code and will not have the effect of deleting or substantially 
changing any regulatory standards or findings. The proposed Ordinance is an action that does 
not have the potential to cause significant effects on the environment, but rather will provide 
guidance regarding permitted signage in the City. Entitlements will require review and CEQA 
analysis will be performed for specific projects. 
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SECTION 5. If any section, subsection, sentence, clause, or phrase of this ordinance is 
for any reason held to be invalid or unconstitutional by a decision of any court of any competent 
jurisdiction, such decision shall not affect the validity of the remaining portions of this ordinance. 
The City Council hereby declares that it would have passed this ordinance, and each and every 
section, subsection, sentence, clause and phrase thereof not declared invalid or unconstitutional 
without regard to whether any portion of the ordinance would be subsequently declared invalid or 
unconstitutional. 

 
SECTION 6. The City Clerk shall certify to the passage and adoption of this ordinance, 

and shall make a minute of the passage and adoption thereof in the records of and the 
proceedings of the City Council at which the same is passed and adopted. This Ordinance shall 
take effect immediately, pursuant to the authority conferred upon the City Council by Government 
Code section 36937. The City Clerk shall cause a summary of this ordinance to be published in 
accordance with Government Code section 36933 in a newspaper of general circulation which is 
hereby designated for that purpose. 

 
SECTION 7. Effective Date. This Ordinance shall go into effect on the 31st day after its passage. 
 
PASSED, APPROVED AND ADOPTED this __________ day of __________, 202_. 
 
 
              

Monica Arroyo, Mayor 
 
ATTEST: 
 
      
Angela Bustamante, City Clerk 
 
 

Page 58



01135.0005/821461.1 Page 1 of 9 

City of Bell 
Planning Commission 

Agenda Report 
  
 
DATE:  December 7, 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 

 
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 multi-family units located at 
6211 Heliotrope Avenue in the R-3 zone. 
 
RECOMMENDATION: 
 
It is recommended that the Planning Commission read by title only, waive further reading and 
adopt Resolution 2022-07PC titled: 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF BELL APPROVING SITE PLAN REVIEW (SPR) NO. 
2021-04, AND CONDITIONAL USE PERMIT (CUP) NO. 2021-02 
TO ALLOW THE CONSTRUCTION OF A TWO-STORY MULTI-
FAMILY BUILDING OF 3 UNITS LOCATED AT 6211 
HELIOTROPE AVENUE  

 
BACKGROUND: 
 
The Planning Commission held a public hearing on October 5, 2022. The Planning Commission 
voted to approve the project as proposed and approve a parking waiver to allow a deficiency of 
the required one (1) guest parking space as stipulated in Section 17.76.020 (18) of the BMC, 
the Building Division required the accessible parking space pursuant to the California Building 
Code. The Planning Department required one guest parking space per the BMC. The Planning 
Commission directed 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. Due to lack of a quorum, the 
November 2, 2022 Planning Commission meeting was cancelled. Therefore, the item is before 
the Planning Commission on December 7, 2022 as a Business Item so that the Planning 
Commission can adopt Resolution No. 2022-07PC. 

AGENDA ITEM 7A 
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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.  

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
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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 
 
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 
 
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. Consequently, as proposed, this unit is not an ADA 
accessible unit because there is no ADA accessibility access from the first floor to the second 
floor. If this will in fact be an ADA unit, this needs to be addressed and the plans revised 
accordingly. 
 
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 
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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 

4.  Located on the ground level with a minimum of ten (10) feet in its least 
dimension. 

 
Per the BMC, 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 requirement for a guest parking space (Table 2). 
 
Table2. 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. This is in part due to the  building code requirement  for one van 
accessible handicap parking space for this project to meet the State Building Code for 
accessibility.  
 
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 guest parking requirement. The 
applicant is requesting that the Planning Commission waive the one (1) guest parking space 
requirement to provide the accessible parking space required by the Building Division.     
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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 building 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 sides 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.

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. 

E. 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, except that no guest parking is proposed, which could result in negative 
impacts to neighboring properties. 

Figure 2. Aerial Photo
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Figure 3. Street View

F. 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.

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 FINDINGS

In order to grant a Site Plan Review pursuant to Chapter 17.92.40.C.3 of the Bell Zoning Code, 
the Planning Commission must make the following findings pursuant to that chapter: 

1. That the site plan is consistent with the goals and policies embodied in the 
General Plan and other applicable plans and policies adopted by the Council: 

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 calculation, the BMC 
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) 
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guest parking space because the Applicant is requesting one van accessible handicap parking 
space for this project.  
 
The proposed three (3) unit multi- family project will be adequate for the site in that the site plan 
as proposed meets the BMC requirements for guest parking, since the Planning Commission 
approved the parking waiver proposed per Section 17.76.020(18) of the BMC at the October 5, 
2022 Planning Commission meeting.  
 

2. That the proposed development is in accordance with the purposes and 
objectives of this Article and the zone in which the site is located: 

 
The project is a multi-family residential development which is consistent with the development 
requirements of the R-3 zone and the number of parking spaces meets the requirements of the 
BMC, since the Planning Commission approved the parking waiver as described in Section 1 
above. 
 

3. 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: 

 
The project is a multi-family residential development which is generally consistent with the 
development requirements of the R-3 zone. Other surrounding properties are also zoned for R-3 
development. 
 
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 calculation, 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 project is a multi-family 
residential development which is consistent with the development requirements of the R-3 zone 
and the number of parking spaces meets the requirements of the BMC, since the Planning 
Commission approved the parking waiver as described in Section 1 above. 
 

4. That the proposed development will improve the community appearance by 
preventing extremes of dissimilarity or monotony in new construction or in 
alterations of facilities: 

 
The neighborhood is comprised largely of apartment complexes, detached multi-family dwelling 
units, and detached single-family dwelling units. The proposed exterior of the three (3) unit 
building design is compatible with the style and materials found on other existing homes in the 
neighborhood. The project’s architectural style/design and landscaping will enhance the 
streetscape and overall appearance of the neighborhood.  
 

5. That the site plan and design considerations is not detrimental to the public 
health, safety, and general welfare: 

 
The project is a multi-family residential development which is consistent with the development 
requirements of the R-3 zone and the number of parking spaces meets the requirements of the 
BMC, since the Planning Commission approved the parking waiver as described in Section 1 
above. 
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CONDITIONAL USE PERMIT FINDINGS 
 
In order to approve the Conditional Use Permit, the Planning Commission must make the 
necessary findings pursuant to Section 17.96.040:  
 

1. That the site for the proposed use is adequate in size, shape and topography 
to accommodate the proposed use: 

The site for the proposed use is adequate in size, shape and topography to accommodate the 
proposed residential uses. The proposed three (3) unit multi- family project can be 
accommodated on the site in terms of the requirements of the BMC. The proposed project also 
meets the parking requirements of the BMC, since the Planning Commission approved the 
parking waiver as described in Section 1 above (Site Plan and Design Review Findings). 
 

2. 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: 

The subject 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 residential use. The subject site is located on Heliotrope Avenue which is a 
residential street in the R-3 zone that can accommodate traffic from the new residential project.   

 
3. 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:  

 
The design of the buildings on the site is architecturally compatible with existing and proposed 
uses along Heliotrope Avenue. All structures proposed to be constructed or utilized in 
conjunction with the use will be architecturally compatible with existing and proposed uses of 
land in the immediate vicinity. The new residential buildings will be architecturally compatible 
with the existing residential structures located in the vicinity.  
 

4. 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 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: 

The conduct of the proposed use will be in compliance with the applicable provisions of the 
General Plan of the City of Bell. The proposed use will maintain and conserve the existing 
residential neighborhoods in the community while providing for a variety of housing 
opportunities for all residents.  
 

5. 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. 

 
The proposed three (3) unit multi- family project can be accommodated on the site in terms of 
the guest parking requirement, since the Planning Commission approved the parking waiver as 
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described in Section 1 above (Site Plan and Design Review Findings). In addition, the location 
of the proposed use on the site is consistent with the standards of the BMC for existing and 
prospective uses of land in the vicinity of the project. Therefore, the project can be found to be 
compatible with existing and prospective uses of land located in the immediate vicinity of the 
site. 

 
ATTACHMENT(S): 
 
1. Resolution 2022-07PC 
2. Site Plan and Elevations 
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  RESOLUTION 2022-07PC 
 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
BELL APPROVINGSITE PLAN REVIEW (SPR) NO. 2021-04, AND 
CONDITIONAL USE PERMIT (CUP) NO. 2021-02 TO ALLOW THE 
CONSTRUCTION OF A TWO-STORY MULTI-FAMILY BUILDING OF 3 
UNITS LOCATED AT 6211 HELIOTROPE AVENUE 
 

WHEREAS, On January 20, 2021, Mervett Tehfe(“Applicant”) filed an application 
requesting the approval of Site Plan Review (“SPR”) No. 2021-04 and Conditional Use Permit 
(“CUP”) No. 2021-02 described herein (“Application”) for a proposed residential project on the 
property located at 6211 Heliotrope Avenue with APN 6316-016-024(the “Property”); and 

 
WHEREAS, the Applicant is requesting to demolish the existing single-family dwelling 

unit and two-car garage. The request also includes the construction of a two-story multi-family 
three (3) unit residential building in the R-3 zone and   

 
WHEREAS, the site plans and proposed project were submitted to the City in 

accordance with Chapter 17.92 and 17.96 of the Bell Municipal Code;  
 

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 15332 (Class 
32 In-Fill Development Projects) of the CEQA Guidelines (Title 4, Chapter 3 of the California 
Code of Regulations); and  

 
WHEREAS, notice of the Planning Commission’s October 5, 2022 public hearing on SPR 

2021-04 and CUP 2021-02was published in compliance with State law, in a local newspaper of 
general circulation. In addition, a public notice was mailed 10 days in advance of the hearing to 
each property owner within a 300-foot radius of the project site, indicating the date and time of 
the public hearing for SPR 2021-04 and CUP 2021-02 in accordance with California 
Government Code 65091; and 
 

WHEREAS, on October 05, 2022, the Planning Commission held a public hearing to 
receive public testimony and other evidence including without limitation, information provided to 
the Planning Commission by City staff, regarding SPR 2021-04 and CUP 2021-02inlcuding the 
requested parking deviation (allowing the Applicant to build the project without a guest parking 
space as required by section 17.76.020 (18) of the Bell Municipal Code (“BMC”)) ; and, 

 
WHEREAS, on October 5, 2022, and after hearing all evidence presented, the Planning 

Commission voted to approve the project as proposed and approve a parking waiver to allow for 
construction of the project without the required guest parking space as stipulated in 
Section17.76.020 (18) of the BMC; and  

 
WHEREAS, on October 5, 2022, the Planning Commission also directed staff to bring 

back a resolution of approval for the Site Plan Review and Conditional Use Permit for Planning 
Commission review at the next regularly scheduled Planning Commission meeting in 
November. Due to lack of a quorum and per the direction of the Chair, the November 2, 2022 
Planning Commission meeting was cancelled; and  
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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. Pursuant to section 17.92.40.C.3 of the Bell Zoning Code and based 

upon substantial evidence presented to the Planning Commission during the public hearing 
conducted with regard to the Application, including written and verbal staff reports, public 
testimony, site plans, and Conditions of Approval (“Conditions”) attached hereto as Exhibit “A,” 
the Planning Commission hereby specifically finds as follows with respect to the Site Plan 
Review: 
 

1. That the site plan is consistent with the goals and policies embodied in the 
General Plan and other applicable plans and policies adopted by the Council:  

 
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 calculation, the BMC 
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. Consistent with the California 
Building Code, the Applicant is requesting one van accessible  parking space for this project.  
 
Per Section 17.76.020(18) of the BMC, the Applicant has requested and the Commission has 
approved the project with a parking waiver such that the applicant need not build or provide the 
one required guest parking space based on the fact that there is sufficient street parking in the 
available in the area.  
 
With an approved parking waiver the site is adequate for the proposed three (3) unit multi- 
family project in that the site plan as proposed meets the BMC requirements. 
 

2. That the proposed development is in accordance with the purposes and 
objectives of this Article and the zone in which the site is located: 

 
The project is a multi-family residential development which is consistent with the development 
requirements of the R-3 zone (e.g., two enclosed parking spaces per unit, required private open 
space, and the project complies with all front yard, side yard, and rear yard setbacks as well as 
maintaining the proposed building height under thirty (35) feet), and with the Planning 
Commission approved parking waiver, the number of parking spaces meets the requirements of 
the BMC.  
 
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 calculation, 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 project is a multi-family 
residential development which is consistent with the development requirements of the R-3 zone 
and the number of parking spaces meets the requirements of the BMC, since the Planning 
Commission approved the parking waiver as described in Section 1 above. 
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3. 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: 

 
The project is a multi-family residential development which is generally consistent with the 
development requirements of the R-3 zone. Other surrounding properties are also zoned for R-3 
development. The project complies with all required yard setbacks, landscaping requirements, 
required fencing and trash enclosure requirements. 
 
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 calculation, 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 project is a multi-family 
residential development which is consistent with the development requirements of the R-3 zone 
and the number of parking spaces meets the requirements of the BMC, since the Planning 
Commission approved the parking waiver as described in Section 1 above. 
 
The neighborhood is comprised largely of apartment complexes, detached multi-family dwelling 
units, and detached single-family dwelling units. The proposed exterior of the three (3) unit 
building design is compatible with the style and materials found on other existing homes in the 
neighborhood. The project’s architectural style/design and landscaping will enhance the 
streetscape and overall appearance of the neighborhood with its modern style, sleek 
appearance and new landscaping.  
 

4. That the proposed development will improve the community appearance by 
preventing extremes of dissimilarity or monotony in new construction or in 
alterations of facilities: 

 
The neighborhood is comprised largely of apartment complexes, detached multi-family dwelling 
units, and detached single-family dwelling units. The proposed exterior of the three (3) unit 
building design is compatible with the style and materials found on other existing homes in the 
neighborhood. The project’s architectural style/design and landscaping will enhance the 
streetscape and overall appearance of the neighborhood with its modern style, sleek 
appearance and new landscaping.  
 

5. That the site plan and design considerations is not detrimental to the public 
health, safety, and general welfare: 

 
The project is a multi-family residential development which is consistent with the development 
requirements of the R-3 zone and (with the Commission approved parking waiver) the number 
of parking spaces meets the requirements of the BMC. The project complies with all required 
yard setbacks, landscaping requirements, required fencing and trash enclosure requirements. 
 

SECTION 3. Pursuant to Section 17.96.040, the Planning Commission makes the 
following findings with respect to the Conditional Use Permit: 

 
1. That the site for the proposed use is adequate in size, shape and topography 

to accommodate the proposed use: 
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The site for the proposed use is adequate in size, shape and topography to accommodate the 
proposed residential uses. The proposed three (3) unit multi- family project can be 
accommodated on the site in terms of the requirements of the BMC. The proposed project also 
meets the parking requirements of the BMC, since the Planning Commission approved the 
parking waiver as described in Section 2 above (Site Plan and Design Review Findings). 
 

2. 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: 

The subject 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 residential use. The subject site is located on Heliotrope Avenue which is a 
residential street in the R-3 zone that can accommodate traffic from the new residential project. 
Heliotrope Avenue is accessed by a major arterial street (Randolph Street). 

3. 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:  

 
 The project’s architectural style/design and landscaping will enhance the streetscape and 
overall appearance of the neighborhood with its modern style, sleek appearance and new 
landscaping.  
 

4. 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 in that land in the immediate vicinity of the project site is zoned R-3. \ 

The conduct of the proposed use will be in compliance with the applicable provisions of the 
General Plan of the City of Bell. The proposed use will maintain and conserve the existing 
residential neighborhoods in the community while providing for a variety of housing 
opportunities for all residents.  
 
5. 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: 
There is no specific plan applicable to the project site. The proposed use is consistent with the 
general plan land use designation of High Density Multiple-Family Residential. 

 
SECTION 4. The City, as the Lead Agency, determined that the proposed SPR and 
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 project involves the demolition of the existing 
single-family dwelling unit and two-car garage and the construction of three (3)two story 
multi-family units that will be located on the same site. The proposed project is 
categorically exempt from the CEQA, pursuant to Section 15332 (Class 32In-Fill 
Development Projects), 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 5. The Planning Commission hereby approves Site Plan Review 2021-04 
and Conditional Use Permit 2021-02, subject to the Conditions of Approval set forth in 
Exhibit “A” attached to this Resolution. 
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SECTION 6. That the Secretary shall certify to the passage and adoption of this 
Resolution and forthwith transmit an executed copy of this Resolution, by U.S. mail, to the 
Applicant at the address of record, set forth in the Application. 

 
PASSED, APPROVED AND ADOPTED this 7thday of December, 2022. 
 

_________________________ 
 Luis Mesa, Chair 

 
  
 ATTEST: 
 
 
 __________________________ 
 Angela Bustamante,  
 Planning Commission Secretary 
 
 
APPROVED AS TO FORM: 
 
 
_________________________________ 
Christy Marie Lopez, Assistant City Attorney 
 
 

CERTIFICATE OF ATTESTATION AND ORIGINALITY 
 
I, Angela Bustamante, Planning Commission Secretary of the City of Bell, do hereby certify that 
the foregoing Resolution was adopted at a regular meeting of the Planning Commission of the 
City of Bell held on the7thday of December, 2022, by the following vote: 
 
AYES:  
  
NOES:  
  
ABSENT: 
  
ABSTAIN:  
 
 __________________________ 
 Angela Bustamante,  
 Planning Commission Secretary 
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Exhibit “A” 
CONDITIONS OF APPROVAL FOR SPR 2021-04 AND CUP NO. 2021-02 

 
1. Provide a clear and precise site plan and a circulation plan indicating how vehicles 

will maneuver in the proposed driveway and parking spaces. All references on the 
plans use the terms “fence” “block fence” and “block wall” so that it is not clear 
whether the references are to a fence or wall. The plans also need to include colored 
elevations of the fences/walls and specify the dimensions and materials to be used. 
The side setback on the south side is labeled as “private open space”. However, this 
area will be used for drainage and so cannot be used as private open space. Also 
this area appears to be divided into three separate areas by a fence or wall with no 
gates so that landscapers and other workers can access these areas. 

 
2. As can be seen on the plans, 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. 
Consequently, as proposed, this unit is not an ADA accessible unit because there is 
no ADA accessibility access from the first floor to the second floor. If this will in fact 
be an ADA unit, this needs to be addressed and the plans revised accordingly, 
subject to the review and approval of the Building Division. 
 

3. Accessible parking shall be provided in compliance with the most current Building 
Code as applicable to the project. 

 
4. The Applicant shall be responsible for ensuring and enforcing the appropriate use of 

the accessible parking stall for those vehicles displaying an eligibility placard and/or 
license plate. 

 
5. Compliance with and execution of all conditions listed here in shall be necessary 

prior to obtaining a building permit final and/or any occupancy clearance; and 
 
6. The applicant shall submit plans to the Los Angeles County Fire Department for 

compliance with Fire regulations prior to Planning Division plan approval and the 
issuance of Building Permits. Proof of Fire Department approval (including sprinkler 
plan approval) is required. If revisions are made to the project plans ( i.e. setbacks, 
building height, building design, driveway width, driveway configuration, landscaping, 
etc.) as a result of Fire Department requirements, changes to the plans may require 
Planning Commission review and approval as determined by the Director of 
Community Development; and 

 
7. This approval is granted for the land use as described in the application and any 

attachments thereto, and the proposed project must be constructed and designed as 
shown on the City approved plans labeled Site Plan Review 2021-04 and Conditional 
Use Permit 2021-02; and 

 
8. Except as otherwise stated in these conditions, all site work and other facilities or 

features shall be located and maintained substantially as shown on the plans labeled 
Site Plan Review 2021-04 and Conditional Use Permit 2021-02; and 

 
9. The Applicant shall sign the Conditions of Approval indicating that they are aware of 

all the terms and accepts all the conditions imposed by the granting of Site Plan 
Review 2021-04 prior to Building and Safety Plan Check submittal and agrees that 
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all plans submitted to the City shall conform to these Conditions ; and 
 
10. Should any negative impacts be identified due to the proposed use, as determined 

by the Community Development Director, this approval shall be subject to re-
evaluation by the Planning Commission; and 

 
11. Any violation of any of the conditions of approval may subject Site Plan Review 

2021-04 and Conditional Use Permit 2021-02 to be reevaluated and reviewed by the 
Planning Commission and may be amended for additional conditions of approval. 
Upon recommendation of the Director of Community Development, the Planning 
Commission shall conduct a noticed public hearing for said reevaluation; and 

 
12. Any increase in the use, be it in size or in intensity, permitted as a part of this Site 

Plan Review shall be subject to Planning Commission approval as applicable ; and 
 
13. Any graffiti placed on any building or structure located on the property shall be 

removed promptly after its placement. Failure to remove such graffiti upon twenty-
four (24) hours written notice shall empower the City to enter upon the property and 
cause such removal, or painting over, of said graffiti, at the expense of the Applicant. 
The Applicant shall promptly pay, upon receipt of an invoice from the City, all the 
City’s reasonable costs of such work; and 

 
14. The Applicant shall comply with all Federal, State, County, and Local laws and 

ordinances that may apply to this permit, stated herein or not; and 
 
15. The Applicant shall be responsible for filing any and all pertinent documents with the 

Los Angeles County Recorder’s Office and that copies of said licenses and 
certificates shall be submitted to the City of Bell for its file; and 

 
16. The Applicant shall defend, indemnify and hold harmless the City of Bell, its agents, 

officers, or employees from any claims, damages, action or proceeding against the 
City or its agents, officers, or employees to attach, set aside, void or annul, and 
approval of the City its advisory agencies, appeal boards, or legislative body 
concerning this Site Plan Review. The City will promptly notify the permittee of any 
such claim, action or proceeding against the City and will cooperate fully in the 
defense of the matter and pay the City’s associated legal fees or other consultant 
costs or will advance notify the applicant of any such claim, action, or proceeding, or 
fails to cooperate fully in the defense, the applicant shall not, thereafter, be 
responsible to defend, indemnify, or hold harmless the City of Bell. Notwithstanding 
the foregoing, the City retains the right to settle or abandon the matter without the 
applicant’s consent, but should it do so, the City shall waive the indemnification 
herein, except, the City’s decision to settle or abandon a matter following an adverse 
judgment or failure to appeal, shall not cause a waiver of indemnification rights 
herein; and 

 
17.  Copies of the signed Planning Commission Resolution with Conditions of Approval 

(full size) shall be included on the plans; and 
 
18. The Site Plan Review approval shall expire if building permits are not issued within 

one (1) year from the date of approval; and 
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19. Construction activity shall not occur between the hours of 7:00 p.m. and 8:00 a.m. 
Monday through Friday, and between the hours of 5:00 p.m. and 9:00 a.m. on 
Saturdays, with no construction on Sundays or State and Federal  holidays; and 

 
20. Construction related truck trips shall not occur between the hours of 7:00 a.m. to 

9:00 a.m. and 4:00 p.m. to 6:00 p.m.; and 
 
21. That the applicant and each of his agents, contractors, and subcontractors engaged 

in construction activities on the property shall obtain proper permits, business 
licenses, and contractors licenses from the City of Bell; and 

 
22. Address numbers and its background colors shall be of contrasting color and shall be 

reflective for nighttime visibility; and 
 

21. A “Will Serve Letter” from Maywood Mutual Water Company No. 3 shall be submitted 
prior to the issuance of any Building Permit; and 

 
22. Units may not be sold unless and until the property owner has compiled with the 

State and/or City’s subdivision map requirements; and 
 
23. Vehicles shall not be parked and/or stored on the driveway and in areas not 

specifically designated for parking. The property owner shall be responsible for any 
vehicles that are observed to be stored and/or parked on the driveway or in areas 
that are not designated for parking and would be subject to Code Enforcement 
actions; and 

 
25. Engineering Conditions: Engineering comments and conditions are subject to plan 
check. Comments are based on information provided. 
 

a) A Grading & Drainage Plan is required and shall be approved by the Engineering 
Division prior to the issuance of the building permit. The Applicant shall pay all 
City plan review and grading permit fees. All grading and drainage work shall be 
inspected and certified by the Applicant’s Engineer-of-Record, and the Applicant 
shall provide a compaction report and pad elevation certification to the 
satisfaction of the City Engineer.  

b) The proposed building shall have roof drains and downspouts incorporated with 
the overall Drainage Plan. 

c) All utilities shall be placed underground. 
d) A City excavation permit is required for all work in the public right of way. 

Developer shall pay all applicable City permit fees. 
e) If necessary, the existing driveway apron shall be reconstructed to the 

satisfaction of the City Engineer.  
f) Any damaged, displaced, discolored or uneven sidewalk shall also be 

reconstructed, if necessary, to the satisfaction of the City Engineer.  
 

26. Building and Safety Conditions: Building and Safety comments and conditions are 
subject to plan check. Comments are based on information provided. 

 
a. The initial plan check fee will cover the initial plan check and one recheck only. 

Additional review required beyond the first recheck, shall be paid for on an hourly 
basis in accordance with the current fee schedule. 
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b. The second sheet of building plans shall list all City of Bell conditions of approval 
and to include a copy of the Planning Decision letter. This information shall be 
incorporated into the plans prior to the first submittal for plan check.  

c. School Developmental Fees shall be paid to School District prior to the issuance 
of the building permit. 

d. Fees shall be paid to the County of Los Angeles Sanitation District prior to 
issuance of the building permit. 

e. The building shall be addressed as 6211 Heliotrope Ave and an application to 
assign unit numbers shall be filed with the Planning Division prior to plan check 
submittal and copy of address assignment shall be included at the time of plan 
submittal. 

f. In accordance with paragraph 5538(b) of the California Business and Professions 
Code, plans are to be prepared and stamped by a licensed architect. 

g. Structural calculations prepared under the direction of an architect, civil engineer 
or structural engineer shall be provided. 

h. A geotechnical and soils investigation report is required, the duties of the soils 
engineer of record, which shall be indicated on the first sheet of the approved 
plans and shall include the following: 
a)            Observation of cleared areas and benches prepared to receive fill; 
b)            Observation of the removal of all unsuitable soils and other materials; 
c)            The approval of soils to be used as fill material; 
d)            Inspection of compaction and placement of fill; 
e)            The testing of compacted fills; and 
f)             The inspection of review of drainage devices. 

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

Geotechnical Investigation accepted by the City for observation of all grading, 
site preparation, and compaction testing. Observation and testing shall not be 
performed by another soils and/or geotechnical engineer unless the subsequent 
soils and/or geotechnical engineer submits and has accepted by the Public 
Works Department, a new Preliminary Soils and/or Geotechnical Investigation. 

 
j. All State of California disability access regulations for accessibility and 

adaptability shall be complied with. 
k. Multistory apartment dwellings shall comply with accessibility requirements per 

Section 1102A.3 of California Building Code (CBC). 
l. Common use areas such as open parking space shall be accessible per Section 

1109A.1 of CBC. 
m. Each unit shall have a garage attached directly serving the single covered 

multifamily dwelling unit; said garage shall be considered as “private garage” and 
deemed to qualify for the exceptions under Section 1109A.2.1 of CBC.   

n. The building permit will not be issued until the property has been surveyed and 
the boundaries marked by a land surveyor licensed by the State of California. 

o. Foundation inspection will not be made until setback on all sides of the building 
has been surveyed and the location of the footings has been determined to be in 
accordance with the approved plans by a land surveyor licensed by the State of 
California. THIS NOTE IS TO BE PLACED ON THE FOUNDATION PLAN IN A 
PROMINENT LOCATION. 

p. Electrical plan check is required. 
q. Mechanical plan check is required. 
r. Plumbing plan check is required. 
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s. No form work or other construction materials will be permitted to encroach in to 
adjacent property without written approval of the affected property owner. 

t. Demolition permit is required for any existing buildings which are to be 
demolished. 

u. Buildings that contain more than two dwelling units shall be classified as R-2 
Group Occupancy. 

v. Fire-resistance rating requirements for exterior walls based on fire separation 
distance of 5 to 10 feet shall comply with Table 602 of the Building Code. 

w. Maximum area of exterior wall openings and degree of open protection based on 
fire separation distance of 5 to 10 feet shall comply with Table 705.8 of the 
Building Code. 

x. All sprinkler hangers must be designed and their location approved by an 
engineer or an architect. Calculations must be provided indicating that the 
hangers are designed to carry the tributary weight of the water filled pipe plus a 
250-pound point load. A plan indication this information must be stamped by the 
engineer or the architect and submitted for approval prior to issuance of the 
building permit. 

y.  Applicant shall obtain a separate permit which is required for Fire Sprinklers. 
z. Project shall comply with the CalGreen Residential mandatory requirements. 

27. Republic Services Waste Collection Residential Project Conditions: Republic 
Services conditions are subject to review by the Planning and Building and Safety 
Division. Conditions are based on the information provided: 

 
     a. Truck Width with side-loading arm extended: 10ft. 
     b. Truck Height with side-loading arm extended: 33.5 ft. 
     c. Backing: No backing allowed above 40ft. 
     d. Operations: Plans must allow to for a 3-point turn around or T-shape road of 30 
feet to allow truck to service both streets of condominium and/or individual residential 
units on both sides of the streets. 
     e. Site to meet Republic Services dumpster size standards. 

 
28. All site, grading, landscape, and irrigation plans shall be coordinated for consistency 
with each other and for consistency with the requirements and standards for the City of 
Bell prior to issuance of any permits. Revised site, grading, landscape, and irrigation 
plans shall be submitted to the Planning Division for review and approval prior to 
Building and Safety plan check submittal. 

 
29. The Applicant is required to install live landscape throughout the site to meet the 
65% landscape standards for the property. Artificial turf is prohibited. 
 
30.The landscaping is required to comply with the State’s Model Water Efficient 
Landscape Ordinance (MWELO). 

 
31. The Applicant is required to meet the exterior building design highlighted in the site 
plan presented at the October 5, 2022Planning Commission meeting. Should there be a 
change in the exterior building design, all exterior changes are subject to the Planning 
Division’s review and approval. 

 
32. The Applicant must comply with Chapter 5.12 of the BMC to file a business license 
application for the three (3) for-rent multi-family units with the Finance Department. 
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33. According to  Section 17.24.050 of the BMC, private open space for each unit is 
required as follows: 
 

H.  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 
4.  Located on the ground level with a minimum of ten (10) feet in its least 
dimension. 
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