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MONROVIA Minutes of the Regular Meeting of the
Monrovia Development Review Committee
CALIFORNIA February 18, 2026, 4:00 PM

CONVENE: Chair Bermejo convened the Regular Meeting of the Monrovia Development Review
Committee on Wednesday, February 18, 2026, at 4:02 p.m. In attendance were Planning Division
Manager John Mayer, Senior Planner Jennifer Driver, Associate Planner Vincent Gillespie,
Assistant Planner Austin Arnold, Planning Technician Krystin Gates, and Planning Technician
Alaura Contreras.

ROLL CALL: In attendance were Committee members Community Services Director Tina
Cherry, Fire Chief Jeremy Sanchez, Public Works Director Alex Tachiki, and Community
Development Director Sheri Bermejo. Police Captain John Donchig sat in for Police Chief Heath
Harvey.

APPROVAL OF MINUTES: It was moved by Committee member Cherry, seconded by
Committee member Tachiki, to approve the minutes of the January 21, 2026 regular meeting. The
motion carried unanimously with a 5-0 vote.

It was moved by Committee member Tachiki, seconded by Committee member Sanchez, to
approve the minutes of the February 4, 2026 regular meeting. The motion carried unanimously
with a 5-0 vote.

PUBLIC INPUT: None
PUBLIC HEARINGS:

PH-1 Minor Exception; ME2026-0002
762 Oakglade Drive, David Erfle, Applicant

Planning Technician Krystin Gates presented the staff report regarding a Minor Exception to
permit a circular driveway and provided the following answer to the Development Review
Committee’s question:
o The driveway requires a slope of up to 20% because the approach must be high enough
to block water from flooding the residence, which sits three feet below street level.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

The Committee discussed various aspects of the application and staff provided the following
answer to the Committee’s question:
¢ A condition of approval will be added requiring the applicant to make a good faith effort to
coordinate with adjacent property owners to improve sight visibility by trimming existing
hedges.

The Committee made the following changes to the conditions of approval:

Development Review Committee (DRC) Conditions (ME2026-0002):
¢ Condition #15 was added to read: “The _applicant shall make a good faith effort to
coordinate with the adjacent property owners to the north and south regarding the
trimming of hedges that may affect sight visibility at the driveway. Compliance with




MINUTES OF THE REGULAR MEETING OF THE MONROVIA DEVELOPMENT REVIEW COMMITTEE OF FEBRUARY 18, 2026 2

this condition shall not require modification of landscaping located outside of the
subject property.”

Following discussion, it was moved by Committee member Tachiki, seconded by
Committee member Donchig, to approve ME2026-0002 with the amended conditions. The
motion carried unanimously with a 5-0 vote.

Chair Bermejo stated for the record that the actions of the Development Review Committee may
be appealed to the Planning Commission if filed in writing within ten days.

ADMINISTRATIVE REPORTS:

AR-1 Advisory Review; AR2026-0001
917 West Duarte Road, Dao Zao Sushi & Saki (Yu Qing Du and Xuan Mei Piao),
Applicant

Assistant Planner Austin Arnold presented the staff report regarding a request for State Alcohol
Beverage Control (ABC) Type 41 license for a new restaurant, Dao Zao Sushi & Saki, and
provided the following answers to the Development Review Committee’s questions:
e This is a new ABC license application and there are no prior alcohol-related incidents or
violations on record for the subject location;
o There is a full review of the business’ Conditional Use Permit (CUP) scheduled for next
month in coordination with the Police Department;
o ABC licenses have been approved for other businesses in the Mon-Arc Shopping Center;
o Because the ABC license approved for the previous business located at the subject site
expired, a new ABC license approval is required for the new business;
o The proposed hours of operation are consistent with those of the other businesses in the
shopping center, around 10:00 p.m. and 11:30 p.m.; and
e Any proposed window signage will be limited to 10% of the available window area.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

The Committee discussed various aspects of the application and staff provided the following
answers to the Committee’s questions:
e The City’s annual ABC review is scheduled for next month wherein all alcohol CUPs in the
shopping center will be reviewed; and
e A condition of approval will be added to require modification of the business’ operation
hours, pending review of the shopping center’'s hours and other alcohol CUPs in the
shopping center.

Following discussion, it was moved by Committee member Donchig, seconded by
Committee member Cherry, to recommend approval of AR2026-0001 to the Planning
Commission with draft conditions . The motion carried unanimously with a 5-0 vote.

AR-2 Advisory Review; AR2026-0002
903 East Huntington Drive, 7 Leaves Café (Timothy Nguyen), Applicant

Assistant Planner Austin Arnold presented the staff report regarding a proposed drive-thru use
for 7 Leaves Café, and provided the following answers to the Development Review Committee’s
questions:
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e There are no issues or complaints on file regarding left turns out of the west driveway onto
Mountain Avenue;

e The traffic study performed by Gibson Traffic Consultants did not consider a left turn signal
on the west driveway to Mountain Avenue, but one can be considered,;

o There will be a six-month review that will address any noise impacts or complaints;

o A six-foot block wall is located along the northern property line of the subject site, and a
chain-link fence is located along the adjacent residential property line to the north,
extending approximately two feet above the block wall;

o Staff-dedicated parking stalls are required due to the number of tables within the

restaurant;

A landscaping plan is required for the areas that are in need of rehabilitation;

The drive-thru’s proposed hours of operation are from 6:00 a.m. to 11:00 p.m.;

Other 7 Leaves Café locations have drive-thrus;

There will be three to five staff members on site at any one time;

The business will sell pre-packaged foods, coffee, and tea;

The previous business, Walgreens, may have had an ordering speaker system; however,

such a system is not included in the current CUP request; and

o Per Gibson Traffic Consultants’ recommendation, the driveway and parking lot should be
striped for two-way traffic and the drive-thru entrance should be labeled.

Public Input:
Timothy Nguyen, applicant, spoke in support of the project.

Chair Bermejo closed the public input portion, as there was no one else present and no written
comments were received pertaining to the item.

Following discussion, it was moved by Committee member Tachiki, seconded by
Committee member Sanchez, to approve AR2026-0002 with conditions. The motion carried
unanimously with a 5-0 vote.

AR-3 Time Extension; TE2026-0001
417 South Myrtle Avenue, Merengue Bakery & Café (Ricardo Jurado), Applicant

Senior Planner Jennifer Driver presented the staff report regarding a one-year time extension for
a previously approved Minor Conditional Use Permit MCUP2025-0002 and Minor Exception
ME2025-0006.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

Following discussion, it was moved by Committee member Cherry, seconded by
Committee member Sanchez, to approve TE2026-0001 as presented. The motion carried
unanimously with a 5-0 vote.

AR-4 Major Determination; MAJD2026-0007
701 South Myrtle Avenue, Wonder Dog Ranch (Brenda Trainor), Applicant

Planning Division Manager John Mayer presented the staff report regarding a Major
Determination to determine that an indoor dog daycare use with limited overnight boarding is
substantially similar in character and function to a permitted service commercial use (pet
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grooming) under the 701 South Myrtle Specific Plan (PD-29) and provided the following answers
to the Development Review Committee’s questions:

e This determination is specific to the 701 South Myrtle Specific Plan and does not apply
City-wide;

e This determination is specific to the existing building in its current state and does not apply
to the planned redevelopment project;

e PD-29 (Planned Development - Area 29) Land Use Element allows for flexibility in the
interim period before the property is redeveloped and keeps the site in use while the
incoming development is in progress;

e The applicant understands this determination is temporary and she may request an
extension if no development has occurred within one year of this approval;

e This determination does not change the Monrovia Municipal Code definition of the Animal
Boarding use;

o Major Determinations do not require public notice to other businesses on site, and the
Conditions of Approval are specific and easily enforceable if violated;

There are no restrictions on dog walks and dogs must be leashed on walks; and

o The Conditions of Approval are specific enough that any concerns can be addressed by

the conditions, and the application can be brought back to the DRC.

Public Input:

1. Brenda Trainor, applicant, spoke in support of the project, and stated the following:
a. The building landlord informed the adjacent tenant, Sage Yoga Shala, of this
project and the applicant plans to work closely with Sage Yoga Shala to ensure
there are no issues related to the dog daycare business.

Chair Bermejo closed the public input portion, as there was no one else present and no written
comments were received pertaining to the item.

The Committee discussed various aspects of the application and staff provided the following
answer to the Committee’s question:
o If, after one year, the applicant would like to extend their application, the application would
need to return to the DRC for approval due to its unique request.

Following discussion, it was moved by Committee member Tachiki, seconded by
Committee member Cherry, to approve MAJD2026-0007 with conditions. The motion
carried unanimously with a 5-0 vote.

Chair Bermejo stated for the record that the actions of the Development Review Committee may
be appealed to the Planning Commission if filed in writing within ten days.

AR-5 Design Review; DR2026-0004
1948 Peck Road, Monrovia All Nations Seventh-day Adventist Church (Dave Hall),
Applicant

Assistant Planner Austin Arnold presented the staff report regarding a Design Review for a 62
square-foot addition to an existing 598 square-foot detached storage room.

Public Input:

1. Elder Dave Hall, applicant, spoke in support of the project.
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Chair Bermejo closed the public input portion, as there was no one else present and no written
comments were received pertaining to the item.

Following discussion, it was moved by Committee member Cherry, seconded by
Committee member Tachiki, to approve DR2026-0004 with conditions. The motion carried
unanimously with a 5-0 vote.

Chair Bermejo stated for the record that the actions of the Development Review Committee may
be appealed to the Planning Commission if filed in writing within ten days.

AR-6 Design Review; DR2026-0005
Miscellaneous Review; MISC2026-0003
707 East Huntington Drive, Paul Deppe, Applicant

Associate Planner Vincent Gillespie presented the staff report regarding a Commercial Design
Review for an existing building being divided into two tenant spaces and a Miscellaneous Review
for outdoor dining for a new drive-thru restaurant, Dunkin’, which will occupy the new rear tenant
space.

Public Input:
1. Coby Sonenshine, property owner and Dunkin’ franchisee, spoke in support and stated
the following:
a. A Yoshinoya restaurant is currently occupying the building and will be vacating in
a few weeks.

Chair Bermejo closed the public input portion, as there was no one else present and no written
comments were received pertaining to the item.

Following discussion, it was moved by Committee member Donchig, seconded by
Committee member Sanchez, to approve DR2026-0005 and MISC2026-0003 with
conditions. The motion carried unanimously with a 5-0 vote.

AR-7 Design Review; DR2026-0003
630 West Huntington Drive, Brinker International (Kristen Roberts), Applicant

Associate Planner Vincent Gillespie presented the staff report regarding a Design Review for an
exterior facade remodel of an existing restaurant, Chili’s.

Public Input:

1. Kristen Roberts, applicant, spoke in support of the project and stated the following:
a. The business previously implemented the proposed design at four test sites in the
Dallas-Fort Worth area and is bringing the new design to Monrovia.

Chair Bermejo closed the public input portion, as there was no one else present and no written
comments were received pertaining to the item.

Following discussion, it was moved by Committee member Sanchez, seconded by
Committee member Tachiki, to approve DR2026-0003 with conditions. The motion carried
unanimously with a 5-0 vote.
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Chair Bermejo stated for the record that the actions of the Development Review Committee may
be appealed to the Planning Commission if filed in writing within ten days.

AR-8 Sign Review; SIGN2026-0011
602 West Huntington Drive, Image Systems Signs Inc. (Sergio Meiron), Applicant

Associate Planner Vincent Gillespie presented the staff report regarding a Sign Review for two
new building wall signs and a monument sign face replacement for a new restaurant, Cava.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

Following discussion, it was moved by Committee member Cherry, seconded by
Committee member Donchig, to approve SIGN2026-0011 with conditions. The motion
carried unanimously with a 5-0 vote.

AR-9 Sign Review; SIGN2026-0008
925 West Foothill Boulevard, B & H Signs (Dan Sargent), Applicant

Assistant Planner Austin Arnold presented the staff report regarding a Sign Review for a new
monument sign at an existing multi-tenant commercial building.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

Following discussion, it was moved by Committee member Sanchez, seconded by
Committee member Tachiki, to approve SIGN2026-0008 with conditions. The motion
carried unanimously with a 5-0 vote.

AR-10 Sign Review; SIGN2026-0009
668 West Huntington Drive, Lynch Sign Company (Fred Powers), Applicant

Assistant Planner Austin Arnold presented the staff report regarding a Sign Review for a new
building wall sign for an existing business, Sports Clips.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.

Following discussion, it was moved by Committee member Tachiki, seconded by
Committee member Sanchez, to approve SIGN2026-0009 with conditions. The motion
carried unanimously with a 5-0 vote.

AR-11 Sign Review; SIGN2026-0010
604 West Huntington Drive, Continental Signs Inc. (Carina Upshaw), Applicant

Planning Technician Alaura Contreras presented the staff report regarding a Sign Review for a
new building wall sign for an existing business, Trader Joe’s.

Chair Bermejo opened and closed the public input portion, as there was no one present who
wished to speak on the item.
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Following discussion, it was moved by Committee member Sanchez, seconded by
Committee member Tachiki, to approve SIGN2026-0010 with conditions. The motion
carried unanimously with a 5-0 vote.

REPORTS FROM STAFF: None

ADJOURNMENT: Chair Bermejo adjourned the meeting at 5:33 p.m.

APPROVED: ATTEST:

Sheri Bermejo, Chair John Mayer, AICP, Secretary
Monrovia Development Review Committee Monrovia Development Review Committee



