
Regular Meeting of the Planning Commission 

June 5, 2024 

Page1 

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

PUBLIC COMMENT: If you wish to make a comment on items listed on the agenda and non-agenda items, you may attend 
the meeting in-person at the Bell Community Center. Please complete a Request to Speak Card available in the location and 
wait until the chair calls you to approach the podium. Please clearly state your name and address and proceed to make 
your comments. 

You may also submit input electronically through a temporary public comment email established for City of Bell City Council 
meetings at cityclerk@cityofbell.org. Your written comment must be submitted by 4pm on Wednesday, June 5, 2024. Any 
emails received after the time indicated will not be included in the record. Written Comments will be subject to the three-minute 
time limitation (approximately 350 words). 

The meeting will be recorded and live streamed on the City's website at http://www.cityofbell.org/?Nav1D=101 

AGENDA 

REGULAR MEETING OF THE BELL PLANNING COMMISSION 

Wednesday, June 5, 2024 at 7:00 p.m. 

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

1. Call to Order:

2. Roll Call of the Planning Commission:

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

3. Pledge of Allegiance

4. Communications from the Public:

This is the time for members of the public to address the Planning Commission on matters
that are listed on the agenda and non-agenda items that are under the subject matter
jurisdiction of the Planning Commission. (Each speaker is limited to 3 minutes)

5. Presentation(s):

None

6. Public Hearings

a. Request for approval of a Conditional Use Permit (CUP 2023-01) to establish (permit) a
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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, Marisa Craft, Planning Commission Secretary, certify that a true, accurate copy of the foregoing agenda was posted on May 30, 2024 at least 
seventy two (72) hours prior t the meeting as required by law. 

public charter high school (grades 9-12) within an existing commercial building on a 
property located at 4210 Gage Avenue, in the C-3R (General Commercial & Residential) 
and R-3 (High Density Multiple-family Residential) zones. 

Recommendation: It is recommended that the Bell Planning Commission read by title 
only, waive further reading and adopt Resolution 2024-04PC titled: 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING A CONDITIONAL USE PERMIT (CUP 2023- 
01), TO ESTABLISH (PERMIT) A PUBLIC CHARTER HIGH SCHOOL 
(GRADES 9-12) WITHIN AN EXISTING COMMERCIAL BUILDING 
ON A PROPERTY LOCATED AT 4210 GAGE AVENUE, IN THE C- 
3R (GENERAL COMMERCIAL & RESIDENTIAL) AND R-3 (HIGH 
DENSITY MULTIPLE-FAMILY RESIDENTIAL) ZONES. 

b. Request for approval of a Master Sign Program to allow the installation of fourteen wall
signs on an existing commercial building and the replacement of two sign copies (faces)
of an existing freestanding sign on a property located at 6607 Atlantic Avenue, in the C3
(Heavy Commercial) zone.

Recommendation: It is recommended that the Planning Commission continue the public 
hearing to the Special Planning Commission Meeting of June 25, 2024. 

7. Regular Session:

a. Consideration to cancel the July 3, 2024 Regular Planning Commission Meeting and 
Schedule a Special Meeting June 25, 2024.

Recommendation: It is recommended that the Planning Commission opt to cancel the 
July 3, 2024 Planning Commission meeting and schedule a special meeting on 

June 25, 2024.

b. Approval of the minutes for the Planning Commission Meeting of May 1, 2024. 

Recommendation: It is recommended that the Planning Commission approve the 

minutes for the May 1, 2024 meeting.

8. Planning Commissioner Announcements; Request for Future Agenda Items; 
Conference/Meeting Reports:

9. Community Development Director's Comments:

10. City Attorney Comments:

11. Adjournment: Next Regular Planning Commission Meeting is canceled, and a Special
Meeting is scheduled for Wednesday, June 25, 2024 at 7:00 p.m.



 City of Bell 
Planning Commission 

Agenda Report 

DATE: June 5, 2024 

TO: Honorable Chair and Planning Commission Members 

FROM:  Manuel Acosta, Director of Community Development  

PREPARED 
BY:   Rodrigo Pelayo, Associate Planner 

SUBJECT: Conditional Use Permit (CUP 2023-01) 

PROJECT PROPOSAL / REQUEST: 

Request for approval of a Conditional Use Permit (CUP 2023-01) to establish (permit) a public 
charter high school (grades 9-12) within an existing commercial building on a property located at 
4210 Gage Avenue, in the C-3R (General Commercial & Residential) and R-3 (High Density 
Multiple-family Residential) zones. 

BACKGROUND: 

At the regular Planning Commission meeting of May 1, 2024, a public hearing was held to 
consider this project proposal (CUP 2023-01), which involved a request for approval of a 
Conditional Use Permit (CUP 2023-01) to establish (permit) a public charter high school (grades 
9-12) within an existing commercial building. At the hearing, the Planning Commission noted
that the existing building and site may not have adequate capacity for the proposed school use.
They specifically expressed concerns regarding the vehicular traffic generated by the school
use and its impact on the existing street parking within the vicinity. The Planning Commission
provided comments as noted below:

- The applicant should consider reducing the overall maximum enrollment to a total of 200
students.

- Students should not drive to school if the project is to be approved.
- The existing landscaping such as shrubs should be trimmed to a lower height to provide

greater visibility through the plants.

Commissioners Vallejo and Sleiman were absent, and as a result, the Planning Commission 
decided to continue the hearing to the next regular meeting of June 5, 2024, to allow the absent 
Commissioners an opportunity to comment and vote on the proposed project. 

The applicant decided to maintain the project request as initially proposed. Therefore, no 
changes were made to the overall project since the hearing of May 1, 2024. 

Project Overview 

• General Plan Designation: Commercial

• Zoning: C-3R (Heavy Commercial) & R-3 (High Density Multiple-family Residential)

• Project Location: 4210 Gage Avenue

AGENDA ITEM 6A
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• Assessor’s Parcel Number(s): 6325-009-002, 6325-009-003, 6325-009-004, 6325-009-005, 
6325-009-006, & 6325-009-007 

 
• Site Characteristics: The subject site is irregularly shaped, measures approximately 50,820 

square feet, and is comprised of a total of six parcels and a public alley. Three of the parcels 
are located along the northerly portion of the site fronting Gage Avenue, a public alley 
spanning east-west from Otis Avenue to Fishburn Avenue bisects the site approximately in 
half. The remaining three parcels are located at the southerly portion of the site, with two 
parcels fronting Fishburn Avenue and one parcel fronting Otis Avenue. The primary site 
frontage is along Gage Avenue, and the secondary (side) frontages are along Otis and 
Fishburn Avenues.  

 
The site is currently developed with a two-story commercial building that measures 
approximately 15,142 square feet and is currently occupied by the applicant (charter high 
school). The existing building is situated facing Otis Avenue, measures approximately 25.5 
feet in height, is predominantly rectangular in shape, consists of a flat roof with varying 
parapet heights and a main entrance canopy element with flat roofing along the westerly 
frontage. The existing site is also developed with surface-level open parking spaces and 
landscaping planters along the westerly frontage of the site. Two steel storage containers 
each measuring approximately 180 square feet and 360 square feet are also situated along 
southerly boundary of the site. Two large open spaces located throughout the easterly 
frontage of the site are dedicated to recess, lunch, and outdoor recreational activities for 
students. 

 
• Surroundings: Surrounding properties include single-story multi-family residential properties 

and a water purveyor facility (Golden State Water) adjacent to the south of the subject site; 
a mix of single-family and multi-family residential properties, and a liquor store across 
Fishburn Avenue to the east; single-family residences and a vacant two-story commercial 
building with a surface-level parking lot across Otis Avenue to the west; and one-story 
commercial buildings consisting of retail stores, a barber shop, dental office, youth center, 
and an automotive body shop across Gage Avenue to the north. 

 
• Project Description: The project proposal includes a request for approval of a Conditional 

Use Permit (CUP) to permit a charter high school (Westbrook High School) serving grade 
levels 9 through 12 with a maximum enrollment of 260 students and 30 faculty and staff 
members. 

 
• Applicant: LA Promise Fund 
 
• Municipal Code Requirements for a CUP: Pursuant to the City of Bell Municipal Code (BMC) 

Section 17.96.030(78)(a-d), “schools, charter, vocational, public” shall be permitted with the 
approval of a CUP. School uses shall: 

 
a. Provide sidewalks, bike and vehicle facilities necessary to accommodate vehicular, 

pedestrian and bicycle traffic on site and between the nearest collector street and the 
school site; 

 
b. Comply with the parking requirements in Chapter 17.76 of the Zoning Code, unless 

the applicant can provide and guarantee alternative parking arrangements, such as 
shared parking or bussing of staff and students, subject to the review and approval of 
the Planning Commission; 
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c. Construct a six-foot fence around all play areas at elementary schools adjacent to 
private or public streets; and 

 
d. Landscaping shall be restricted to trees with canopies higher than ten feet (10') and 

bushes less than three feet (3') high to deter hiding. 
 
• Required Findings for a CUP: Pursuant to BMC Section 17.96.040, a Conditional Use 

Permit may be approved only if all of the following findings are made: 
 

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

b. That the site has sufficient access to public streets and highways adequate in width 
and pavement type, to carry the quantity and quality of vehicular and pedestrian 
traffic expected to be generated by the proposed use; and 
 

c. That all buildings and structures proposed to be constructed or utilized in conjunction 
with the use will be architecturally compatible with existing and prospective uses of 
land located in the immediate vicinity of the site; and 

d. That the location of the proposed use on the site will be compatible with existing and 
prospective uses of land located in the immediate vicinity of the site; and 
 

e. That the conduct of the proposed use will be in compliance with the applicable 
provisions of any specific plan applicable to such site, and with the city’s general 
plan. 

 
ANALYSIS: 
 
Description of Site Improvements 
 
The project does not propose any improvements to the existing building. However, the building 
has deferred maintenance and unpermitted signage. Specifically, all the facades have dust and 
watermarks throughout the wall areas above the storefronts and along the parapets. In addition, 
the stucco finish on the exterior walls have significant cracks and perforations from previously 
removed wall signage. There are also vandalized/damaged door and window panels along the 
northerly façade, some which are covered with unpermitted vinyl graphics. A recommended 
condition will require that the applicant repair and/or replace all the vandalized doors and 
windows, and that the damaged wall areas be patched and painted as needed to match the 
unaffected wall areas. Another recommended condition will require that the building facades be 
washed or repainted to eliminate the dust and watermarks. Lastly, another recommended 
condition will require that all unpermitted vinyl graphics and banners throughout the site be 
removed and that new signage shall be reviewed and approved in conformance with the 
signage development standards of the Zoning Code prior to installation. Overall, the 
recommended conditions of approval will ensure that the building’s facades are well-maintained 
and exhibit an overall great appearance. 
 
Minor site improvements are also proposed to repurpose a portion of the existing open space 
located at the southeasterly frontage of the site to accommodate additional off-street parking 
spaces. The proposed striping will provide 23 additional parking spaces within the site for a total 
of 41 parking spaces. A new bicycle rack is also proposed to be installed in front of the 
building’s main entry facing Otis Avenue. As a result, the proposed site improvements will 
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increase the overall parking count and minimize the existing overall deficiency in on-site 
parking. 
 
Business Operations 
 
The charter high school has a current enrollment of 171 students and 33 faculty and staff 
members. However, the applicant is requesting approval for a maximum enrollment of 260 
students and 30 faculty and staff members to increase the capacity beginning the 2024-25 
school year. The proposed hours of operation are as follows: 
 

• Regular school hours: 
Monday, Tuesday, Thursday, & Friday (8:30am – 3:35pm) 
Wednesday (8:30am – 1:55pm) 

 
• Breakfast/ Nutrition/Lunch:  

Breakfast: Monday through Friday (8:00am – 8:30am) 
Nutrition: Monday, Tuesday, Thursday, & Friday (10:56am – 11:09am) 

    Wednesday (10:03am – 10:13am) 
 
Lunch: Monday, Tuesday, Thursday, & Friday (12:35pm – 1:05pm) 

Wednesday (11:49am – 12:19pm) 
 

• Physical education hours:  
Monday, Tuesday, Thursday, & Friday (8:30am – 12:35pm & 1:05pm – 3:35pm) 
Wednesday (8:30am – 11:49am & 12:19pm – 1:55pm) 

 
• After school/sports hours: 

Monday, Tuesday, Thursday, & Friday (3:35pm – 4:30pm) 
 
Some of the students walk or bike to and from school, while others are dropped off and picked 
up via private vehicles and public-school buses. Private vehicle drop-off and pick-up zones are 
proposed within the parking lot and alley areas of the campus, including one staff member to 
monitor and guide on-site traffic. Up to four school buses are also proposed to drop off and pick 
up students along Fishburn Avenue daily. The drop-off and pick-up times for the buses are 
staggered so that only two buses are parked at any time. 
 
The proposed drop-off and pick-up times are as follows: 
 
Drop-off: Monday through Friday 7:00am – 8:30am 
 
Pick-up: Monday, Tuesday, Thursday, & Friday (3:35pm – 3:45pm) 

  Wednesday (1:55pm – 2:05pm) 
 
Compatibility 
 
Through the implementation of the recommended conditions of approval, the appearance of the 
building and the site will be in keeping with the surrounding context. The stucco-clad facades, 
aluminum-frame storefronts, and exterior building colors and materials are consistent with the 
goals and policies of the General Plan and compatible with the surrounding neighborhood.  
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Land Use and Sustainability Element Policy 1 specifies, “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.” The proposed high 
school is an allowable use within the C-3R and R3 zoning districts of the City subject to the 
approval of a Conditional Use Permit. Therefore, if the CUP is granted, the proposed project will 
be consistent with Land Use and Sustainability Element Policy 1. 
 
Off-street Parking 
 
Pursuant to the BMC Section 17.76.020(8)(b), high school uses require 1 parking space for each 
5 students and 1 parking space for each faculty member and employee. 
 
In accordance with the City’s parking standards, a total of 82 off-street parking spaces are 
required for the proposed enrollment of 260 students and 30 faculty members. The project 
proposes 31 standard parking spaces, 2 accessible (ADA) parking spaces, and 8 compact 
spaces, totaling 41 off-street parking spaces. Therefore, the site will be deficient 41 parking 
spaces. 
 

OFF-STREET PARKING REQUIREMENTS 
Parking Ratio 1 parking space for each 5 students: 

(260 students / 5 = 52 parking spaces) 
 
1 parking space per faculty member/employee 
(30 employees = 30 parking spaces) 
 
 

Required 
parking 

52 + 30 parking spaces = 82 parking spaces required 

Proposed 
parking 

41 parking spaces 

Parking 
Deficiency 

41 parking spaces 

 
However, a traffic impact analysis was conducted for the project, which notes that most students 
don’t drive to school and assumes that they will either be bussed to school and the remaining 
will either walk, bike, use public transit, or be dropped off.  
 
Pursuant to BMC Section 17.76.020(18), the off-street parking and loading space requirements 
for any use for which a CUP is required, shall be set by the Planning Commission. Based on the 
traffic impact analysis, the proposed 41 off-street parking spaces will be adequate for the scale 
of the school operations. Therefore, staff recommends a condition of approval requiring that 41 
off-street parking spaces shall be maintained at all times; and that any future changes in the 
school operations which may affect the off-street parking needs, including but not limited to, the 
curriculum, an increase in student enrollment or employees, shall be subject to review and 
approval by the Planning Commission. 
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Lot Tie/Merger and Alley Vacation 
 
The site is comprised of six parcels and an existing 10-foot-wide public alley that spans between 
Otis and Fishburn Avenues, bisecting the subject site. There are existing wrought iron gates at 
both ends of the alley which were installed without the approval of the City. As a result, the alley 
has solely been accessible, utilized, and maintained by the current high school operator.  
 
The project request includes use of the alley as a student drop-off/pick-up zone for private 
vehicles. The alley also currently serves access to the parking areas within the site and is the 
only egress point within the site. Staff recommends that the parcels be merged or tied and that 
the alley be vacated to grant full rights to the property owner of the school site. A lot tie/merger 
of would prevent non-conforming conditions if the site were to change uses or be redeveloped in 
the future. An alley vacation would also allow for adequate on-site circulation and access to the 
parking areas within the site for the proposed use. Therefore, if the project is approved, Staff 
recommends a condition requiring the applicant to complete the lot tie/merger and alley vacation 
processes within six months of the approval of the CUP, in accordance with the City regulations 
and to the satisfaction of the City Engineering Department. 
 
Conditional Use Permit 
 
A CUP is required to allow the establishment/operation of a high school use. In granting 
approval of a CUP, the Planning Commission must make certain findings, as set forth in the 
BMC.  CUP may be approved only if all of the following findings are made:  
 
A. The site for the proposed use is adequate in size, shape and topography to accommodate 

the proposed use. The site is developed with an existing two-story building with nine 
classrooms, multiple staff offices, restrooms, and storage facilities which had been 
previously occupied by a vocational school. The proposed high school will occupy 
the existing building without the need for tenant improvements. The existing site is 
predominantly flat, and contains parking areas, and landscaping planters. Therefore, 
the existing building and site are adequate in size, shape, and topography to 
accommodate the proposed high school operations. 

 
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. Based on a transportation analysis conducted, the 
number of net new trips generated is less than 110 daily trips. Therefore, the Project 
can be presumed to have a less than significant transportation impact on VMT. As a 
result, the site is expected to have sufficient access to public streets and highways 
adequate to carry the quantity and quality of vehicular and pedestrian traffic expected 
to be generated. 

 
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 immediate vicinity of the site. With recommended conditions, the project will consist 
of ordinary maintenance and repairs to the existing building which will enhance its 
exterior appearance and the overall site. The proposed improvements will be 
compatible with existing surrounding uses, therefore, will not adversely impact the 
subject site or surrounding area. 
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D. 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 site was previously re-
developed with an educational facility and no tenant improvements are being 
proposed. In addition, the site has been previously occupied by other similar uses 
including a vocational school, which have some similar operating characteristics of 
class settings and offices that are compatible with the existing surrounding 
commercial and residential land uses within the immediate vicinity. 

 
E. The conduct of the proposed use will be in compliance with the City’s General Plan. The 

subject site’s General Plan Land Use Designations are Commercial and Medium 
Density Residential. High school uses are allowable within all zoning districts of the 
City subject to approval of a CUP. Therefore, with the approval of a CUP, the 
proposed high school use will be in compliance with the Zoning Code requirements 
and the City’s General Plan. The proposed land use will address the current and 
future need of the residential sector by providing an educational facility for children 
residing within the surrounding residential areas. Therefore, the proposed project 
satisfies the Land Use and Sustainability Element Policy 1 of the General Plan. 

 
Conclusion 
 
Based on the above analysis, the staff has determined that with the recommended conditions of 
approval, the proposed project complies with the BMC, and all of the required findings in 
support of a Conditional Use Permit can be made. 
 
ENVIRONMENTAL ANALYSIS: 
 
Staff has reviewed the CUP application and determined that in accordance with the California 
Environmental Quality Act (CEQA), this project qualifies for a categorical exemption under 
CEQA Guidelines Section 15301, (Class 1) “Existing Facilities”, in that the project does not 
involve any alterations or expansion to an existing commercial building, and thereby is exempt 
from CEQA. 
 
Traffic Impact and Air Quality Analyses 
 
Although not required by CEQA, a transportation analysis was conducted and determined that 
the Project is screened-out for vehicle miles traveled (VMT) as well as transportation impact 
analysis per County of Los Angeles Transportation Impact Analysis Guidelines (July 23, 2020) 
given that the number of net new trips generated is less than 110 daily trips. Therefore, the 
Project can be presumed to have a less than significant transportation impact on VMT and no 
further VMT analysis is required. In addition, an air quality analysis was conducted and 
determined that there are no significant impacts to air quality. 
 
COMMENTS FROM OTHER DEPARTMENTS 
 
Staff routed the project for comments to the Building & Safety Division. The Building & Safety 
Division provided comments which pertain to Building Code requirements. If the project is 
approved, the comments would be incorporated as conditions of approval.  
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RECOMMENDATION 
 
Based on the evidence presented, Staff recommends that the Planning Commission find that 
the project is categorically exempt from the CEQA under Section 15301, (Class 1) “Existing 
Facilities”, make the required findings and requirements set forth in the Bell Municipal Code, 
and approve the application for Conditional Use Permit (CUP 2023-01) subject to the 
following proposed conditions of approval and/or other conditions that the Planning Commission 
may wish to impose. 
 
CONDITIONS OF APPROVAL: 
 
Planning Division 
 
1. The applicant shall agree to defend, indemnify and hold harmless the City of Bell, its agents, 

officers, and employees from any claim, action, or proceeding against the City of Bell or its 
agents, officers or employees to attach, set aside, void or annul, an approval of the City of 
Bell, its legislative body, advisory agencies, or administrative officers concerning the subject 
Application. The City of Bell will promptly notify the Applicant of any such claim, action, or 
proceeding against the City of Bell and the Applicant will either undertake the defense of the 
matter and pay the City’s associated legal or other consultant costs or will advance funds to 
pay for the defense of the matter by the City Attorney. If the City of Bell fails to promptly 
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 for defending, 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 the indemnification 
rights herein. 

 
2. Except as set forth in subsequent conditions, all-inclusive, and subject to department 

corrections and conditions, the property shall be developed substantially in accordance with 
the applications, environmental assessment, and plans submitted. 

 
3. The proposed project shall comply with all Federal, State, County, and Local laws and 

ordinances that may apply to this permit, stated herein or not. 
 
4. The Applicant and property owner shall submit plans to the Los Angeles County Fire 

Department for review for compliance with Fire regulations prior to 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 Community Development Director. 

 
5. The Conditional Use Permit approval shall expire if the alley vacation, lot tie/merger, and 

building permits are not completed/issued within six months from the date of approval, 
unless an extension has been granted by the Planning Commission. 

 
6. An anti-graffiti finish, as approved by the Planning Division, shall be applied to all exterior 

building surfaces that are visible to the public and likely to attract graffiti prior to the issuance 
of the Certificate of Occupancy. 
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7. 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. 

 
8. The Community Development Director is authorized to make minor modifications to the 

approved preliminary plans or any of the conditions if such modifications achieve 
substantially the same results, as with strict compliance with said plans and conditions. 

 
9. The applicant shall clean, repair, and/or replace all the vandalized storefront doors and 

windows fronting Gage Avenue. 
 
10. All the building wall areas exhibiting stucco cracking and perforations from previously 

removed wall signage shall be patched and painted to match the unaffected facade areas. 
And all water and dirt/dust stains throughout all sides of the building shall be washed off or 
repainted. 

 
11. All unpermitted vinyl graphics, banners, and wall signage throughout the site shall be 

removed. All new signage shall be reviewed and approved in conformance with the sign 
development standards of the Zoning Code  prior to installation. 

 
12. The parking areas shall be re-striped as noted on the approved plans to include 41 off-street 

parking spaces which shall be always maintained. Any future changes in the school 
operations which may impact the off-street parking, including but not limited to, the 
curriculum, an increase in student enrollment or employees, shall be subject to review and 
approval by the Planning Commission. 

 
13. The applicant shall complete a lot tie/merger and an alley vacation process within six 

months of the approval of the CUP, in accordance with the City regulations and to the 
satisfaction of the City Engineering Department. 

 
14. The applicant and property owner shall agree in writing to the above conditions. 
 
Building & Safety 
 
15. Charter school facilities construction projects must be submitted to the Division of the State 

Architect (DSA) for plan review and construction oversight if the project will be funded by the 
Charter School Facilities Program, independent of land ownership (see Education Code 
Section 17078.54).  Construction projections includes new building and facility construction, 
reconstruction, rehabilitation, alterations, and additions.  Occupying an existing school that 
was not under DSA jurisdiction previously may be subject to plan review by DSA due to the 
new source of funding.  

 
16. If the project will not be funded by the Charter School Facilities Program, the project must be 

submitted to either: 
• DSA for plan review and construction oversight (see Education Code Section 

47610.5(a)); or 
• The local building enforcement agency with jurisdiction over the area in which the 

charter school is located (see Education Code Section 47610(d)). 
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17. Plan review by DSA, if applicable, in general only covers disciplines of accessibility,
structural, and fire and life safety. Plan review for other areas of disciplines may have to be
deferred to the Building Division.

18. The second sheet of building plans is to list all conditions of approval and to include a copy
of the Planning Commission Decision letter. This information shall be incorporated into the
plans prior to the first submittal for plan check.

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

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

21. The proposed work involving the creation of new parking spaces shall be limited to the
actual striping itself.  The existing pavement and its drainage pattern within the striping area
shall not be altered in any way unless separate grading and drainage plans are submitted
for additional review.

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

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

24. An allowable building area analysis shall be provided to justify that the as-built floor area for
the existing 2-story building of Education Group E Occupancy with Type VB construction is
not exceeded per Chapter 5 of the Building Code.

25. Unless a lot merger is executed and properly recorded between two contiguous parcels
(APN 6325-009-003 and 6325-009-004), the opening at existing egress door at southeast
corner of the building is not permitted and shall be infilled to maintain fire safety requirement
Table 705.8 of the Building Code.  As an alternate, an easement for egress shall be
established and properly recorded within the parcel with APN 6325-009-004 for the benefit
of existing building.

ATTACHMENTS: 

1. Resolution No 2024-04PC
2. Applicant Submittal, Including Current Plans and Elevations
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RESOLUTION NO. 2024-04PC 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING A CONDITIONAL USE PERMIT (CUP 2023-
01), TO ESTABLISH (PERMIT) A PUBLIC CHARTER HIGH SCHOOL 
(GRADES 9-12) WITHIN AN EXISTING COMMERCIAL BUILDING 
ON A PROPERTY LOCATED AT 4210 GAGE AVENUE, IN THE C-
3R (GENERAL COMMERCIAL & RESIDENTIAL) AND R-3 (HIGH 
DENSITY MULTIPLE-FAMILY RESIDENTIAL) ZONES. 

WHEREAS, LA Promise Fund (“the Applicant”), filed a complete application requesting 
the approval of a Conditional Use Permit (CUP 2023-01) described herein (“Application”); and 

WHEREAS, the Application pertains to an approximate 50,820 square-foot property with 
Los Angeles County Assessor’s Parcel Numbers 6325-009-002, 6325-009-003, 6325-009-004, 
6325-009-005, 6325-009-006, 6325-009-007, more commonly known as 4210 Gage Avenue, Bell 
California (“Property”); 

WHEREAS, the Applicant requests approval of a Conditional Use Permit (CUP) to 
establish (permit) a public charter high school (grades 9-12). Pursuant to the City of Bell Municipal 
Code (BMC) Section 17.96.030(78)(a-d), “schools, charter, vocational, public” shall be permitted 
with the approval of a CUP; and 

WHEREAS, the City staff 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 determined that the project is exempt under a Class 
1 Categorical Exemption pursuant to section 15301(a) (Existing Facilities) of the CEQA 
Guidelines (Title 14, Chapter 3 of the California Code of Regulations); and 

WHEREAS, notice of the Planning Commission public hearing of May 1, 2024 was 
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, occupants 
and resident within a 300-foot radius of the project site, indicating the date and time of the public 
hearing in accordance with California Government Code 65091; and 

WHEREAS, on May 1, 2024 the Planning Commission held a public hearing to receive 
public testimony and other evidence regarding the Application, including without limitation, 
information provided to the Planning Commission by City staff and public testimony; and 

WHEREAS, the Planning Commission expressed concerns regarding the vehicular traffic 
generated by the proposed school use and its impact on the existing street parking within the 
vicinity. Commissioners Vallejo and Sleiman were absent, and as a result, the Planning 
Commission decided to continue the hearing to the next regular meeting of June 5, 2024, to allow 
the absent Commissioners an opportunity to comment and vote on the proposed project; and 

WHEREAS, on June 5, 2024, 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 
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WHEREAS, this Resolution and its findings are made based upon evidence presented to 
the Commission at its public hearing including, without limitation, the staff report submitted by the 
Community Development Department; and 

 
WHEREAS, all legal prerequisites to the adoption of this Resolution have been met.  
 

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 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 use. The site is developed with an existing two-
story building with nine classrooms, multiple staff offices, restrooms, and storage 
facilities which had been previously occupied by a vocational school. The proposed 
high school will occupy the existing building without the need for tenant 
improvements. The existing site is predominantly flat, and contains parking areas, 
and landscaping planters. Therefore, the existing building and site are adequate in 
size, shape, and topography to accommodate the proposed high school 
operations. 

 
B. That 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. Based 
on a transportation analysis conducted, the number of net new trips generated is 
less than 110 daily trips. Therefore, the Project can be presumed to have a less 
than significant transportation impact on VMT. As a result, the site is expected to 
have sufficient access to public streets and highways adequate to carry the 
quantity and quality of vehicular and pedestrian traffic expected to be generated.  
 

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. With 
recommended conditions, the project will consist of ordinary maintenance and 
repairs to the existing building which will enhance its exterior appearance and the 
overall site. The proposed improvements will be compatible with existing 
surrounding uses, therefore, will not adversely impact the subject site or 
surrounding 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 site was previously re-developed with an educational facility and no 
tenant improvements are being proposed. In addition, the site has been previously 
occupied by other similar uses including a vocational school, which have some 
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similar operating characteristics of class settings and offices that are compatible 
with the existing surrounding commercial and residential land uses within the 
immediate vicinity.  

 
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 subject site’s General Plan Land Use Designations 
are Commercial and Medium Density Residential. High school uses are allowable 
within all zoning districts of the City subject to approval of a CUP. Therefore, with 
the approval of a CUP, the proposed high school use will be in compliance with 
the Zoning Code requirements and the City’s General Plan. The proposed land 
use will address the current and future need of the residential sector by providing 
an educational facility for children residing within the surrounding residential areas. 
Therefore, the proposed project satisfies the Land Use and Sustainability Element 
Policy 1 of the General Plan.  

 
SECTION 3.  The Planning Commission 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 finds the project to be exempt under a Class 1 
Categorical Exemption pursuant to section 15301(a) (Existing Facilities) of the CEQA Guidelines 
(Title 14, Chapter 3 of the California Code of Regulations); and  
 
SECTION 4. The Planning Commission hereby approves CUP 2023-01 subject to the execution 
and fulfillment of Conditions of Approval set forth in Exhibit “A” attached to this Resolution.  

  
SECTION 5. That the City Clerk shall certify to the passage and adoption of this Resolution and 
enter it into the book of original Resolutions.  
 

PASSED, APPROVED, AND ADOPTED this 5th day of June 2024 
  

 
 

_________________________  
    Luis Mesa, Chair  

  
  

  
 ATTEST:  
  
  
  

__________________________
  

Marisa Craft,   
Planning Commission Secretary  

  
 
 
  



Planning Commission Resolution No. 2024-04PC 
June 5, 2024 
Page 4 of 4 

APPROVED AS TO FORM: 

_________________________________ 
Lona Laymon, Deputy City Attorney  

CERTIFICATE OF ATTESTATION AND ORIGINALITY 

I, Marisa Craft, Planning Commission Secretary of the City of Bell, do hereby certify that the 
foregoing Resolution 2024-04PC was adopted at a regular meeting of the Planning Commission 
of the City of Bell held on the 5th day of June 2024, by the following vote:  

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 
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EXHIBIT “A” 
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CONDITIONS OF APPROVAL FOR CUP 2023-01 

Planning Division 
 

1. The applicant shall agree to defend, indemnify and hold harmless the City of Bell, its agents, 
officers, and employees from any claim, action, or proceeding against the City of Bell or its 
agents, officers or employees to attach, set aside, void or annul, an approval of the City of 
Bell, its legislative body, advisory agencies, or administrative officers concerning the subject 
Application. The City of Bell will promptly notify the Applicant of any such claim, action, or 
proceeding against the City of Bell and the Applicant will either undertake the defense of the 
matter and pay the City’s associated legal or other consultant costs or will advance funds to 
pay for the defense of the matter by the City Attorney. If the City of Bell fails to promptly 
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 for defending, 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 the indemnification 
rights herein. 

 
2. Except as set forth in subsequent conditions, all-inclusive, and subject to department 

corrections and conditions, the property shall be developed substantially in accordance with 
the applications, environmental assessment, and plans submitted. 

 
3. The proposed project shall comply with all Federal, State, County, and Local laws and 

ordinances that may apply to this permit, stated herein or not. 
 
4. The Applicant and property owner shall submit plans to the Los Angeles County Fire 

Department for review for compliance with Fire regulations prior to 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 Community Development Director. 

 
5. The Conditional Use Permit approval shall expire if the alley vacation, lot tie/merger, and 

building permits are not completed/issued within six months from the date of approval, 
unless an extension has been granted by the Planning Commission. 

 
6. An anti-graffiti finish, as approved by the Planning Division, shall be applied to all exterior 

building surfaces that are visible to the public and likely to attract graffiti prior to the issuance 
of the Certificate of Occupancy. 

 
7. 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. 
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8. The Community Development Director is authorized to make minor modifications to the 
approved preliminary plans or any of the conditions if such modifications achieve 
substantially the same results, as with strict compliance with said plans and conditions. 

 
9. The applicant shall clean, repair, and/or replace all the vandalized storefront doors and 

windows fronting Gage Avenue. 
 
10. All the building wall areas exhibiting stucco cracking and perforations from previously 

removed wall signage shall be patched and painted to match the unaffected facade areas. 
And all water and dirt/dust stains throughout all sides of the building shall be washed off or 
repainted. 

 
11. All unpermitted vinyl graphics, banners, and wall signage throughout the site shall be 

removed. All new signage shall be reviewed and approved in conformance with the sign 
development standards of the Zoning Code prior to installation. 

 
12. The parking areas shall be re-striped as noted on the approved plans to include 41 off-street 

parking spaces which shall be always maintained. Any future changes in the school 
operations which may impact the off-street parking, including but not limited to, the 
curriculum, an increase in student enrollment or employees, shall be subject to review and 
approval by the Planning Commission. 

 
13. The applicant shall complete a lot tie/merger and an alley vacation process within six 

months of the approval of the CUP, in accordance with the City regulations and to the 
satisfaction of the City Engineering Department. 

 
14. The applicant and property owner shall agree in writing to the above conditions. 
 

Building & Safety 
 
15. Charter school facilities construction projects must be submitted to the Division of the State 

Architect (DSA) for plan review and construction oversight if the project will be funded by the 
Charter School Facilities Program, independent of land ownership (see Education Code 
Section 17078.54).  Construction projections includes new building and facility construction, 
reconstruction, rehabilitation, alterations, and additions.  Occupying an existing school that 
was not under DSA jurisdiction previously may be subject to plan review by DSA due to the 
new source of funding.  

 
16. If the project will not be funded by the Charter School Facilities Program, the project must be 

submitted to either: 
• DSA for plan review and construction oversight (see Education Code Section 

47610.5(a)); or 
• The local building enforcement agency with jurisdiction over the area in which the 

charter school is located (see Education Code Section 47610(d)). 
 
17. Plan review by DSA, if applicable, in general only covers disciplines of accessibility, 

structural, and fire and life safety. Plan review for other areas of disciplines may have to be 
deferred to the Building Division.  
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18. The second sheet of building plans is to list all conditions of approval and to include a copy 
of the Planning Commission Decision letter. This information shall be incorporated into the 
plans prior to the first submittal for plan check. 

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

plans are to be prepared and stamped by a licensed architect. 
 
20. Structural calculations prepared under the direction of an architect, civil engineer or 

structural engineer shall be provided. 
 
21. The proposed work involving the creation of new parking spaces shall be limited to the 

actual striping itself.  The existing pavement and its drainage pattern within the striping area 
shall not be altered in any way unless separate grading and drainage plans are submitted 
for additional review. 

 
22. All State of California disability access regulations for accessibility shall be complied with. 
   
23. Project shall comply with the CalGreen Non-Residential mandatory requirements. 

 

24. An allowable building area analysis shall be provided to justify that the as-built floor area for 
the existing 2-story building of Education Group E Occupancy with Type VB construction is 
not exceeded per Chapter 5 of the Building Code. 

 
25. Unless a lot merger is executed and properly recorded between two contiguous parcels 

(APN 6325-009-003 and 6325-009-004), the opening at existing egress door at southeast 
corner of the building is not permitted and shall be infilled to maintain fire safety requirement 
Table 705.8 of the Building Code.  As an alternate, an easement for egress shall be 
established and properly recorded within the parcel with APN 6325-009-004 for the benefit 
of existing building. 
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Bus Unloading/Loading along Fishburn;
There are up to (4) buses in total.
Drop-Off/Pick-Up will be staggered so that
only (2) buses will be loading at any time.

New Street Signage is required to restrict
curb to be Loading Only during Active
Drop-Off/Pick-Up Times

TRAFFIC PLAN NOTES

1)  Private Vehicle Drop-Off/Pick-Up - will occur on site facilitated by
Uniformed Staff.  All vehicles will enter and exit at Otis during specified
times.  A new traffic "circle" will be created via cones and signage during
Drop-Off/Pick-Up times.

2) Bus Drop-Off/Pick-Up - will occur along Fishburn adjacent to the
Commercial Zone Lots.  Due to the turning radius and power poles at the
Alley entrances, Bus loading is possible only along Fishburn.
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Private Vehicle
Dropoff/Pickup Exit

Drop-Off Hours
M-F:   7:00 - 8:30 am

Pick-Up Hours
M, T, Th, F:   3:35 - 3:45 pm

W:   1:55pm - 2:05pm

Private Vehicle
Dropoff/Pickup Entry Fishburn Gate closed to vehicles at all times.
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CODE ANALYSIS
Allowable Floor Area:
Type V-B Construction
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Allowable Number of Stories:
Type V-B Construction
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 City of Bell 
Planning Commission 

Agenda Report 

DATE: June 5, 2024 

TO: Honorable Chair and Planning Commission Members 

FROM:  Manuel Acosta, Director of Community Development  

PREPARED 
BY:   Rodrigo Pelayo, Associate Planner 

SUBJECT: Master Sign Program (MSP 2024-01) 

PROJECT PROPOSAL/ REQUEST: 

Request for approval of a Master Sign Program to allow the installation of fourteen wall signs on 
an existing commercial building and the replacement of two sign copies (faces) of an existing 
freestanding sign on a property located at 6607 Atlantic Avenue, in the C3 (Heavy Commercial) 
zone. 

BACKGROUND: 

At a Regular Meeting of May 1, 2024, the Planning Commission conducted a public hearing to 
consider a proposed Master Sign Program to allow the installation of fourteen wall signs on an 
existing commercial building and the replacement of two sign copies (faces) of an existing 
freestanding sign on a property located at 6607 Atlantic Avenue, in the C3 (Heavy Commercial) 
zone. 

RECOMMENDATION: 

It is recommended that the Planning Commission continue the public hearing to the a Special 
Planning Commission meeting of June 25, 2024. 

ATTACHMENTS: 

None. 

AGENDA ITEM 6B



City of Bell  
Agenda Report 

DATE: June 5, 2024 

TO: Honorable Chair and Planning Commission Members 

PREPARED 
BY: Marisa Craft, Planning Commission Secretary 

SUBJECT:   Consideration to Cancel the July 3rd Regular Planning Commission Meeting and 
Schedule a Special Meeting June 25th. 

RECOMMENDATION: 

It is recommended that the Planning Commission opt to cancel the July 3, 2024 Planning 
Commission meeting and schedule a special meeting on June 25, 2024.  

DISCUSSION: 

It is requested that Planning Commission consider canceling the meeting of July 3, 2024 to allow 
City staff to schedule time off to spend with their families during the holiday season. To not fall 
behind on city business, staff is recommending the planning commission schedule a special 
meeting on June 25, 2024.  

FISCAL IMPACT:  

There is no fiscal impact to changing the meeting date. 

ATTACHMENT(S): 

None. 

AGENDA ITEM 7A
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MINUTES OF THE REGULAR MEETING OF THE BELL PLANNING COMMISSION 

Wednesday, May 1, 2024 

7:00 p.m. Regular Session 
Closed Session will be held at the end of the Open Session 

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

 
 
 

 

 

1. Chair Mesa called the meeting to order at 7:06 p.m.

2. Roll Call of the Planning Commission:

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

PRESENT:  Commissioner Rodarte, Sleiman, Vallejo, Vice-Chair Bedier, and Chair Mesa 

ABSENT: None 

Staff Present: Community Development Director Manuel Acosta, Associate Planner Rodrigo 
Pelayo, Economic and Development Specialist Valentin Flores, Planning Commission Secretary 
Marisa Craft and City Clerk Angela Bustamante.  

3. Pledge of Allegiance was led by Commissioner Rodarte

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.  

None 

5. Presentation(s):

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

PUBLIC COMMENT: If you wish to make a comment on items listed on the agenda and non-agenda items, you may attend the 
meeting in-person at the Bell Community Center. Please complete a Request to Speak Card available in the location and wait 
until the chair calls you to approach the podium. Please clearly state your name and address and proceed to make your 
comments. 

You may also submit input electronically through a temporary public comment email established for City of Bell City Council 
meetings at cityclerk@cityofbell.org. Your written comment must be submitted by 4pm on Wednesday, May 1, 2024. Any emails 
received after the time indicated will not be included in the record. Written Comments will be subject to the three minute time 
limitation (approximately 350 words). 

The meeting will be recorded and live streamed on the City’s website at http://www.cityofbell.org/?NavID=101 

AGENDA ITEM 7B

mailto:cityclerk@cityofbell.org.
http://www.cityofbell.org/?NavID=101
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None 

Staff requested to reorder the agenda items and to move closed session after items 6A 
and 6B. 

It was moved by Vice-Chair Bedier to reorder the agenda. Motion was seconded by Commissioner 
Rodarte which carried with the following roll call vote: 

Roll Call: 3-0-0-0   
AYES: Commissioners Rodarte, Vice-Chair Bedier, Chair Mesa 
NOES: None   
ABSTAIN: None  
ABSENT: Commissioner Sleiman and Vallejo 

6. Public Hearings

a. Request for approval of a Conditional Use Permit (CUP 2023-01) to establish (permit) a
public charter high school (grades 9-12) within an existing commercial building on a
property located at 4210 Gage Avenue, in the C-3R (General Commercial & Residential)
and R-3 (High Density Multiple-family Residential) zones.

Recommendation: It is recommended that the Bell Planning Commission read by title
only, waive further reading and adopt Resolution 2024-04PC titled:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY 
OF BELL APPROVING A CONDITIONAL USE PERMIT (CUP 2023-
01), TO ESTABLISH (PERMIT) A PUBLIC CHARTER HIGH SCHOOL 
(GRADES 9-12) WITHIN AN EXISTING COMMERCIAL BUILDING 
ON A PROPERTY LOCATED AT 4210 GAGE AVENUE, IN THE C-
3R (GENERAL COMMERCIAL & RESIDENTIAL) AND R-3 (HIGH 
DENSITY MULTIPLE-FAMILY RESIDENTIAL) ZONES. 

Community Development Director Manuel Acosta introduced the item.  

Associate Planner Rodrigo Pelayo provided a report on the item. 

Associate Director of School Operations Lori Hashimoto provided additional information. 

Discussion ensued amongst the staff and commissioners. 

Chair Mesa requested that the landscaping be trimmed on the property. 

Vice-Chair Bedier recommended that the school’s enrollment number stay at 200 and not 
increase to 260. She also requested that the school make it mandatory for students not to drive 
to school. 

Commissioner Rodarte recommended this item be moved to the next meeting so the absent 
commissioners, Commissioner Sleiman and Vallejo, have the opportunity to provide comments 
and vote. 

Chair Mesa opened the public hearing. 

Public Speakers 
Lori Hashimoto 
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Deputy City Attorney Lona Laymon read the title of the resolution.  

Chair Mesa continued the public hearing to the June 5th Regular Planning Commission Meeting. 

It was moved by Commissioner Rodarte to continue the item to the June 5, 2024, Regular 
Planning Commission Meeting. Motion was seconded by Vice-Chair Bedier which carried with the 
following roll call vote: 

Roll Call: 3-0-0-0   
AYES: Commissioners Rodarte, Vice-Chair Bedier, Chair Mesa 
NOES: None   
ABSTAIN: None  
ABSENT: Commissioner Sleiman and Vallejo 

b. Request for approval of a Master Sign Program to allow the installation of fourteen wall
signs on an existing commercial building and the replacement of two sign copies (faces)
of an existing freestanding sign on a property located at 6607 Atlantic Avenue, in the C3
(Heavy Commercial) zone.

  Recommendation: It is recommended that the Bell Planning Commission: 

1. Continue the item to the next regular Planning Commission meeting of June 5,

2024, allowing the applicant to revise the proposal with reduced signage focused

solely on business identification.

2. Read by title only, waive further reading and adopt Resolution 2024-05PC titled:

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY
OF BELL DENYING A MASTER SIGN PROGRAM (MSP 2024-01),
FOR THE INSTALLATION OF FOURTEEN WALL SIGNS ON AN
EXISTING COMMERCIAL BUILDING AND THE REPLACEMENT OF
TWO SIGN COPIES (FACES) OF AN EXISTING FREESTANDING
SIGN ON A PROPERTY LOCATED AT 6607 ATLANTIC AVENUE, IN
THE C3 (HEAVY COMMERCIAL) ZONE.

Community Development Director Manuel Acosta introduced the item. 

Associate Planner Rodrigo Pelayo provided a report on the item. Discussion ensued amongst the 
staff and commissioners. 

Community Development Director Manuel Acosta provided additional information. 

Commissioner Rodarte recommended this item be continued to the June 5, 2024, Regular 
Planning Commission Meeting. 

Chair Mesa opened the public hearing. 

Public Speakers 
Gus Navarro 
Joe Alenta 
Dulcina 

Chair Mesa continued the public hearing to the June 5, 2024 Regular Planning Commission 
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Meeting.   
 
It was moved by Vice-Chair Bedier to continue the item to the June 5, 2024 Regular Planning 
Commission Meeting. Motion was seconded by Commissioner Rodarte which carried with the 
following roll call vote: 
 
Roll Call: 3-0-0-0   
AYES: Commissioners Rodarte, Vice-Chair Bedier, Chair Mesa  
NOES: None   
ABSTAIN: None  
ABSENT: Commissioner Sleiman and Vallejo 
 
Chair Mesa recessed the meeting to closed session at 8:20 p.m.  
 

RECESS TO CLOSED SESSION 
 
The Planning Commission will recess to closed session to confer with legal counsel regarding the 
following matters: 
 

a. Potential Initiation of litigation pursuant Government Code Section 54956.9 - Salvation 
Army V. City of Bell Case, Los Angeles Superior Court Case No. 19STCP00693 

 
Chair Mesa reconvened to open session at 8:39 p.m. 
 
City Attorney Report 
 
Deputy City Attorney Lona Laymon reported out the following: Items A) was discussed 
no reportable action was taken. 
 
The Commission continued to Public Hearing Item 6C. 
 

c. Consideration of a resolution recommending a finding that the CEMEX Aggregate 
Transloading Facility Located at 5091 Rickenbacker Road in the Bell Business Center is 
a use customarily conducted in the open 

 
  Recommendation: It is recommended that the Bell Planning Commission: 
 

1. Receive the staff report and receive public input; and 

 
2. Read by title only, waive further reading and adopt Resolution 2024-06PC titled: 

 
A RESOLUTION OF THE CITY OF BELL PLANNING COMMISSION 
FINDING AN AGGREGATE TRANSLOADING FACILITY TO BE A 
USE CUSTOMARILY CONDUCTED IN THE OPEN AND 
RECOMMENDING THE CITY COUNCIL APPROVE THIS 
RESOLUTION 
 

Deputy City Attorney Lona Laymon provided a Powerpoint presentation on the item.  
 
Chair Mesa opened the public hearing. 
 
Public Speakers  
David Petit sent email but decided to provide in person comment. 
Anthony Barnes  
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Chair Mesa closed the public hearing. 

Deputy City Attorney Lona Laymon read the title of the resolution. 

It was moved by Vice-Chair Bedier to approve agenda item 6C as recommended. Motion was 
seconded by Commissioner Rodarte which carried with the following roll call vote: 

Roll Call: 3-0-0-0   
AYES: Commissioners Rodarte, Vice-Chair Bedier, Chair Mesa 
NOES: None   
ABSTAIN: None  
ABSENT: Commissioner Sleiman and Vallejo 

7. Regular Session:

a. Approval of the minutes for the Planning Commission Meetings of January 3, 2024.

Recommendation: It is recommended that the Planning Commission approve the
minutes for the March 1, 2023, June 7, 2023, August 16, 2023, and April 3, 2024 meeting.

It was moved by Vice-Chair Bedier to approve agenda item 7A as recommended. Motion was 
seconded by Commissioner Rodarte which carried with the following roll call vote: 

Roll Call: 3-0-0-0   
AYES: Commissioners Rodarte, Vice-Chair Bedier, and Chair Mesa. 
NOES: None   
ABSTAIN: None  
ABSENT: Commissioner Sleiman and Vallejo 

8. Planning Commissioner Announcements; Request for Future Agenda Items;
Conference/Meeting Reports:

Chair Mesa made a comment. 

9. Community Development Director’s Comments:

Community Development Director Manuel Acosta invited the community to the community budget 

meeting. 

10. City Attorney Comments:

11. Adjournment:  Next Regular Planning Commission Meeting is scheduled for Wednesday,
June 5, 2024 at 7pm.

City Attorney Report 

There being no further business before the Planning Commission, Chair Mesa adjourned the 
meeting at 9:05 p.m.  

I, Marisa Craft, Bell Planning Commission Secretary, certify that the foregoing minutes were 
approved by the Planning Commission of the City of Bell at a regular meeting held on 
June 5, 2024.   

______________________________ 
Marisa Craft,  



Minutes of the Planning Commission 
May 1, 2024 

Page 6 

Planning Commission Secretary 
___________________________________ 
Luis Mesa, Chair  
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