
 

 

MEETING BODY: Development Review Committee 
  
MEETING DATE: December 17, 2025 
  
APPLICATION: Design Review (DR2025-0025) 

Miscellaneous Review (MISC2025-0030) 
  
PROJECT SITE: 147 East Colorado Boulevard 
  
PREPARED BY: Krystin Gates, Planning Technician 

   
Please find attached the supporting documents for the proposed project: 
 

 Project Plans 

 Business Operations Statement & Menu 

 Coffee Roaster Product Specifications 

 Draft Conditions of Approval 
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Penny Coffee Roasters

Business Operations Statement

Business Address: [Insert Address]
Contact: John Aguirre, Owner
Email: john@pennycoffeeroasters.com
Phone: 562-308-0008

Business Description

Penny Coffee Roasters is a neighborhood coffee shop and micro-roastery focused on high-quality,
small-batch roasted coffee and a simple, thoughtful menu of beverages and pastries. The shop
provides a welcoming environment for local residents, commuters, and visitors to enjoy freshly roasted
coffee, premium teas, and locally sourced baked goods. The on-site coffee roaster allows for daily
roasting of small batches to ensure freshness and control over flavor quality. No frying, cooking, or
alcohol service will occur on-site.

Goods and Services Provided

<b>1. Coffee and Espresso Beverages</b>House-roasted coffee, espresso, pour-over, lattes, cold brew, and beans for retail sale.

<b>2. Tea and Non-Coffee Beverages</b>Hot and iced teas, chai latte, matcha latte, and seasonal non-coffee drinks.

<b>3. Pastries and Baked Goods</b> Locally sourced croissants, muffins, scones, cookies, and gluten-friendly options.

Hours of Operation

• Monday – Friday: 6:00 AM – 6:00 PM
• Saturday – Sunday: 7:00 AM – 7:00 PM

Equipment Summary

1 commercial coffee roaster (≤5kg capacity), espresso machines, grinders, drip brewer,
convection/toaster oven, refrigerator, and pastry case. All equipment is UL-listed and compliant with
applicable health and safety standards.

Menu of Items to Be Served

Coffee
Drip Coffee (House Blend / Single Origin)
Pour Over (Rotating Single Origin)
Cold Brew
Espresso
Americano
Cappuccino
Latte (Vanilla, Caramel, Mocha, or Seasonal Flavors)
Flat White



Macchiato
Mocha

Tea & Specialty Drinks
Hot Tea (Black / Green / Herbal)
Iced Tea (House Blend, Seasonal Fruit)
Chai Latte
Matcha Latte
London Fog
Lavender Lemonade (Seasonal)

Pastries
Butter Croissant
Chocolate Croissant
Almond Croissant
Blueberry Muffin
Seasonal Scone
Banana Bread Slice
Chocolate Chip Cookie
Gluten-Friendly Option (rotating selection)

Summary

Penny Coffee Roasters provides a clean, inviting, and community-focused atmosphere emphasizing
locally roasted coffee, simple food offerings, and friendly service. No alcohol, deep frying, or full kitchen
service will be part of operations.
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DEVELOPMENT REVIEW COMMITTEE STANDARD CONDITIONS 

1. All approvals are subject to compliance with the Monrovia Municipal Code requirements.

2. Construction must begin within one year of the date of this approval or the approval will expire.  An
extension may be filed in writing 30 days prior to expiration.

3. Approval of this request does not constitute a building permit.  Obtain necessary building permits with
the Building Division before starting construction.

4. Approval of this request does not constitute a business license.  Obtain business licenses at this office
before starting operations.

5. Decisions of the Development Review Committee are final unless a written appeal to the Planning
Commission is filed with the Planning Division within ten (10) days from said decision.

6. Any violation of these conditions of approval or the Monrovia Municipal Code may be subject to the
Administrative Fine Ordinance, other available remedies and/or revocation or modification of this permit
at the discretion of the City Attorney and City Prosecutor.

7. All of the conditions shall be complied with prior to commencement of the construction, unless an earlier
compliance period is specified as part of a condition.

8. Proposed signage shall be submitted for review and approval by the Development Review Committee.

9. Indemnification. As a condition of approval, Applicant agrees to defend, indemnify, protect and hold
harmless City, its officers, officials, employees, agents and volunteers from and against any and all
claims, actions, or proceeding against the City, its officers, officials, employees, agents and/or
volunteers to attack, set aside, void or annul, an approval of the City, Planning Commission or City
Council concerning this permit and the project.  Such indemnification shall include damages,
judgments, settlements, penalties, fines, defensive costs or expenses, including, but not limited to,
interest, attorneys' fees and expert witness fees, or liability of any kind related to or arising from such
claim, action, or proceeding.  The City shall promptly notify the Applicant of any claim, action, or
proceeding.  Nothing contained herein shall prohibit City from participating in a defense of any claim,
action or proceeding.  The City shall have the option of coordinating the defense, including, but not
limited to, choosing counsel for the defense at Applicant's expense.

10. The Applicant shall, within 30 days after approval by the Development Review Committee, submit to
the Community Development Department his/her written consent to all of the conditions of approval
contained in Data Sheet Number 1.

11. These conditions of approval shall be included and submitted with the plans for Building Plan Check.

Project Specific Conditions 
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12. Prior to the issuance of building permits, all exterior materials, finishes, colors, awnings, lighting, and 

architectural details shall be consistent with the plans and elevations reviewed and approved by the 
Development Review Committee. Any proposed changes to the approved exterior design shall be 
subject to review and approval by the Planning Division. 

13. Prior to the issuance of building permits, all existing storefront windows and glazing shall be repaired 
as necessary, and any cracked, broken, or damaged glass panes shall be replaced with new, clear 
glass to the satisfaction of the Planning Division. 

14. Prior to the issuance of building permits, the applicant shall remove any temporary coverings, films, or 
obstructions on storefront windows unless expressly approved as part of the exterior design. Storefront 
glazing shall remain transparent to maintain pedestrian visibility into the tenant space. 

15. Prior to final inspection, exterior lighting fixtures shall be installed as shown on the approved plans and 
shall be shielded and directed away from adjacent properties and the public right-of-way to prevent 
glare, subject to review and approval by the Planning Division. 

16. Prior to final inspection, all exterior walls, trim, and architectural elements shall be maintained in a clean 
and finished condition, free of graffiti, stains, or construction damage, to the satisfaction of the Planning 
Division. 
 

Community Development Department (Building Division) 
 
17. Prior to the issuance of building permits, the applicant shall provide a corrected occupant load 

calculation for the proposed coffee shop and roastery use. Occupant load for seating areas with tables 
and chairs shall be calculated using a factor of 15 square feet per person, net, and not 100 square feet 
per person. 

 
18. Prior to the issuance of building permits, the applicant shall verify the correct occupancy classification 

based on the calculated occupant load. If the occupant load is 50 persons or greater, the use shall be 
classified as an Assembly (A-2) occupancy, subject to review and approval by the Building Division. 

 
19. Prior to the issuance of building permits, the applicant shall evaluate and demonstrate whether existing 

fire sprinkler systems require modification based on the proposed change in occupancy, subject to 
review and approval by the Building Division and Fire Department, as applicable. 

 
20. Prior to the issuance of building permits, the applicant shall submit a complete plumbing fixture count 

and calculation to verify that the number and type of plumbing fixtures provided meet current code 
requirements for the approved occupancy classification. 

 
21. Prior to the issuance of building permits, if the project is classified as an Assembly occupancy, separate 

male and female restroom facilities shall be provided in compliance with applicable building and 
accessibility codes. 

 
22. Prior to the issuance of building permits, the grease interceptor shall be designed and installed in 

compliance with Chapter 10 of the 2022 California Plumbing Code and subject to review and approval 
by the Building Division and Public Works Department, as applicable. 

 
23. Prior to the issuance of building permits, the applicant shall submit manufacturer specifications for all 

proposed coffee roasting equipment for review and approval by the Building Division. 
 

24. Prior to the issuance of building permits, all storage shelving shall be permanently secured in 
accordance with applicable building code requirements, and construction details demonstrating 
compliance shall be submitted for review and approval by the Building Division. 

 
25. Prior to the issuance of building permits, the applicant shall provide all required accessibility upgrades 

in compliance with Chapter 11B of the 2022 California Building Code, including path of travel 
improvements, subject to review and approval by the Building Division. 



 
 
 
Public Works Department 

 
26. Prior to the issuance of building permits, the applicant shall prepare and submit a detailed trash 

generation and collection plan for review and approval by the Public Works Department and the City’s 
solid waste hauler (Athens Services). The plan shall identify anticipated waste and recycling volumes 
associated with the proposed restaurant use, the type, size, and number of required containers, and 
the proposed collection method and frequency. 
 

27. Prior to the issuance of building permits, all trash and recycling containers shall be stored fully on-site 
within a designated enclosure or alcove that is not visible from the public right-of-way, unless otherwise 
approved by the Planning Division. Trash storage shall not occur within storefront areas, public-facing 
windows, or pedestrian-oriented spaces. 

 
28. Prior to the issuance of building permits, use of the adjacent alley for trash storage, collection, service 

access, or egress shall not be permitted unless the applicant submits a certified survey, prepared by a 
licensed land surveyor, demonstrating legal ownership or recorded access rights to the alley, subject 
to review and approval by the City Engineer and Public Works Department. 

 
29. Prior to the issuance of building permits, any existing door opening to the alley shall not be counted 

toward required means of egress unless compliance with applicable Building Code requirements is 
demonstrated and approved by the Building Division and legal access rights are confirmed. 

 
30. Approval of this project by the Development Review Committee (DRC) is limited to exterior design 

review and outdoor dining, and does not constitute approval of trash storage, collection, service access, 
or egress.  

 
31. Prior to the issuance of building permits, any modifications required by the Building Division, Public 

Works Department, or Athens Services to address trash, service access, or egress shall be completed, 
and final building permit issuance shall not occur until all such requirements are fully resolved to the 
satisfaction of the City. 

 
32. Prior to the issuance of building permits, the applicant shall submit an existing site plan, topographic 

map, grading plan, drainage plan, and utility plan showing survey monuments, property boundaries, 
easements, and rights-of-way for review and approval by the Public Works Department. 

 
33. Prior to the issuance of building permits, the owner/developer shall complete and sign a water meter 

application. The plans shall include a fixture unit calculation to verify the required water meter size and 
shall clearly show the location of the proposed water meter or identify if an existing meter will be used, 
subject to review and approval by the Public Works Department. 

 
34. Prior to the issuance of building permits, the applicant shall comply with the City of Monrovia Municipal 

Code requirements for wastewater improvements, including the provision of a commercial grease 
interceptor serving the proposed three-compartment sink and any food preparation or washing 
equipment, unless otherwise approved by the Public Works Department. This requirement may be 
waived if the use is limited exclusively to coffee roasting with no food preparation. If food preparation 
is introduced at any time, the grease interceptor requirement shall be enforced. 

 
35. Prior to the issuance of building permits, the applicant shall comply with Monrovia Municipal Code 

Sections 13.12.015 (Non-Storm Water Discharges), 13.12.020 (Deposit or Discharge of Specified 
Substances Prohibited), 13.12.030 (Grease Traps Required), and 13.12.040 (Maintenance of Sewer 
Laterals). All sewer laterals shall be maintained by the property owner in a safe and sanitary operating 
condition, free from seepage, stoppage, or obstruction, and all required devices and safeguards shall 
be maintained in good working order. 

 
36. Prior to the issuance of building permits, if the existing sewer lateral is proposed to be used, the 

applicant shall submit a CCTV video inspection of the existing and proposed sewer lateral connection 



 
to the City mainline. The applicant shall notify the Public Works Department in advance so that a Public 
Works Inspector may be present to witness the inspection. 

 
37. Prior to the issuance of building permits, the applicant shall provide evidence of payment and approval 

for connection of sewer units to the Los Angeles County Wastewater System, subject to review and 
approval by the Public Works Department. 

 
38. Prior to the issuance of grading or building permits, the applicant shall submit a utility coordination plan, 

or show utility information on the approved grading plan, identifying all proposed utility cuts for water, 
sewer, fire department standpipe, gas, electrical, telephone, cable television, and any other services. 
All private utility plans, including new, existing, abandoned, or removed facilities, shall be submitted for 
review and approval by the City Engineer, and all applicable Public Works plan check and inspection 
fees shall be paid. 

 
39. Prior to the issuance of building permits, the applicant shall remove existing driveway approaches and 

replace them with new curb, gutter, and sidewalk along Colorado Boulevard and Ivy Avenue to prevent 
vehicles from encroaching into the storefront areas, subject to review and approval by the Public Works 
Department. 

 
40. Prior to the commencement of any work within the public right-of-way, the applicant shall obtain all 

required Public Works permits and shall pay all applicable plan check, permit, and construction 
inspection fees. 

 
41. Prior to final inspection and project completion, the applicant shall restore all pavement disturbed by 

utility installation within the public right-of-way. Pavement restoration shall extend to the outer limits of 
all utility cuts as shown on the approved plans, with final limits determined in the field by the City 
Engineer. Restoration may include up to a two-inch pavement grind, a two-inch asphalt overlay, and 
slurry seal Type II, as required. 

 
 

Fire Department 
 

42. Prior to the issuance of building permits, the applicant shall provide a corrected occupant load 
calculation for the seating area using an occupancy load factor of 15 square feet per person. If the total 
occupant load exceeds 49 persons, a minimum of two exits shall be provided in compliance with 
applicable fire and building code requirements, subject to review and approval by the Fire Department 
and Building Division. 

43. Prior to the issuance of building permits, illuminated exit signage and emergency lighting shall be 
provided throughout the building in accordance with applicable fire and building code requirements, 
subject to review and approval by the Fire Department. 

44. Prior to the issuance of building permits, all required exit doors shall swing in the direction of egress 
travel and be equipped with panic hardware where required by code, subject to review and approval 
by the Fire Department and Building Division. 
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