
MONROVIA 
C A L I F O R N I A 

 
Minutes of the Regular Meeting of the 

Monrovia Planning Commission 

May 13, 2026, 7:30 PM 

 

 

CONVENE:  Chair Brown convened the Regular Meeting of the Monrovia Planning Commission 
on Wednesday, May 13, 2026, at 7:32 p.m. in the City Council Chambers, 415 South Ivy Avenue, 
Monrovia, California.  In attendance were Community Development Director Sheri Bermejo, 
Planning Division Manager John Mayer, Associate Planner Vincent Gillespie, Assistant Planner 
Austin Arnold, Assistant City Attorney Chelsea Straus, and Management Assistant April Kea. 
 
PLEDGE OF ALLEGIANCE:  Commissioner Janicek led the pledge of allegiance. 
 
ROLL CALL:  In attendance were Commissioners Scott Austin, Lyle Janicek, Gary Schaeffler, 
Michael Vachani, Vice-Chair Cheryl Rose, and Chair Jhaila R. Brown. Commissioner Aaron 
Stehura was excused. 
 
APPROVAL OF MINUTES:  It was moved by Commissioner Vachani, seconded by 
Commissioner Janicek, to approve the minutes of the April 15, 2026 regular meeting. The motion 
carried unanimously with a 6-0 vote. 
 
PUBLIC INPUT:  None 
 
PUBLIC HEARINGS: 
 
PH-1 Tentative Tract Map;    TTM 85113 

Minor Exception;     ME2026-0005 
1232 South Mayflower Avenue, Bowden Development (Todd Bowden), Applicant 
 

Assistant Planner Austin Arnold presented the staff report regarding a Tentative Tract Map (TTM 
85113) to subdivide one lot into 14 airspace condominium units, in conjunction with a proposed 
14-unit, three-story residential condominium project, and a Minor Exception to allow additional 
common recreation space in lieu of a portion of the required private recreation space. 
 
Chair Brown opened the public hearing. 
 
Public Input: 
 

1. Todd Bowden, applicant, spoke in favor of the project and made himself available for 
questions. 

2. Patrick Egan, Monrovia resident, spoke with concerns regarding the following: 
a. Whether hazardous materials testing had been completed for the existing 

structures, including asbestos and lead-based paint, and whether any reports 
would be available;  

b. Whether the existing wall would remain or whether a new retaining wall would be 
constructed;  

c. Whether the proposed semi-subterranean garages would accommodate larger 
vehicles and whether the project could result in additional vehicles parking on the 
street; and 

d. Whether semi-subterranean construction could damage walls, concrete, or stucco 
on neighboring properties.  

3. Todd Bowden, applicant, responded to public comments with the following: 
a. Air Quality Management District (AQMD) requirements include testing for 

asbestos, lead-based paint, and other potentially hazardous materials;  
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b. Asbestos testing had been completed for all five structures and asbestos was 
detected;  

c. A certified abatement company would remove the asbestos, document the work, 
and dispose of the material at an appropriate facility;  

d. The buildings would be certified as cleared before demolition; 
e. Lead-based paint testing was completed and no lead-based paint was detected;  
f. The existing wall on the subject site is a garden wall, not a retaining wall; 
g. New retaining walls would be constructed interior to the lot to support the semi-

subterranean garages and first floor;  
h. The retaining walls would be installed using slot-cut installation or shoring, as 

needed, to avoid impacts to neighboring properties; and 
i. Bowden Development would comply with applicable City requirements, including 

noise, grading, and dust-control requirements.   
 
Chair Brown closed the public hearing.   
 
The Planning Commission discussed the parking requirements applicable to the proposed project. 
In response to a question from the Commission, staff provided the following information: 

• The subject site is located within ½ mile of the Monrovia Metro A Line station and, pursuant 
to Government Code Section 65863.2 (AB 2097), the City is prohibited from imposing 
minimum parking requirements on qualifying residential developments;  

• Government Code Section 65863.2 (AB 2097) has been in effect since January 1, 2023;  

• This is one of the first projects reviewed by the City where Government Code Section 
65863.2 (AB 2097) applies; and 

• Although guest parking is not required and is not proposed, the applicant is voluntarily 
providing on-site parking for residents. 

 
Following discussion, it was moved by Commissioner Schaeffler, seconded by 
Commissioner Janicek, to recommend approval of Tentative Tract Map No. 85113 
(TTM2026-0001) and ME2026-0005 to the City Council with conditions.  The motion carried 
unanimously with a 6-0 vote. 
 
PH-2 Conditional Use Permit;    CUP2026-0004 

338 South Myrtle Avenue, Joseph Hogan (Pie Life Pizza), Applicant 
 
Associate Planner Vincent Gillespie presented the staff report regarding a Conditional Use Permit 
(CUP) for a State Alcoholic Beverage Control Type 41 license to allow the incidental sale and 
service of beer and wine for on-site consumption at a new restaurant, Pie Life Pizza. In response 
to a question from the Planning Commission, staff stated that beer and wine service would be 
allowed both inside the restaurant and within the outdoor patio area. 
 
Chair Brown opened and closed the public hearing, as there was no one present who wished to 
speak on the item. 
 
Following discussion, it was moved by Commissioner Janicek, seconded by 
Commissioner Austin, to approve CUP2026-0004 with conditions.  The motion carried 
unanimously with a 6-0 vote. 
 
Community Development Director Bermejo stated for the record that the decisions of the Planning 
Commission may be appealed to the City Council if filed in writing with the City Clerk within ten 
days. 
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PH-3 Conditional Use Permit;    CUP2026-0005 
800 West Chestnut Avenue, World Vision International (Patrick Hovespian), 
Applicant 
 

Associate Planner Vincent Gillespie presented the staff report regarding a Conditional Use Permit 
(CUP) to permit the operation of a religious assembly use with ancillary study rooms for a new 
church (Crosspoint LA) in an existing multi-tenant office building (World Vision International 
building). 
 
Chair Brown opened and closed the public hearing, as there was no one present who wished to 
speak on the item. 
 
Following discussion, it was moved by Commissioner Janicek, seconded by 
Commissioner Austin, to approve CUP2026-0005 with conditions.  The motion carried 
unanimously with a 6-0 vote. 
 
Community Development Director Bermejo stated for the record that the decisions of the Planning 
Commission may be appealed to the City Council if filed in writing with the City Clerk within ten 
days. 
 
ADMINISTRATIVE REPORTS:  None 
 
COMMUNITY DEVELOPMENT DIRECTOR REPORT:  Community Development Director 
Bermejo provided the following Development Update:: 

 

• A Special Meeting of the Planning Commission was conducted earlier in the evening on 
May 13, 2026, at 6:00 p.m. to introduce the draft Planned Development - Area 30 (PD-30) 
standards (Heritage and Housing) in relation to the zoning designation of 222 East 
Cypress Avenue. 

 
REPORTS/ANNOUNCEMENTS FROM COMMISSIONERS:  None   

 
ADJOURNMENT:  Chair Brown adjourned the meeting at 8:19 p.m. 
 
APPROVED: 
 

 ATTEST: 

   

Jhaila R. Brown, Chair 
Monrovia Planning Commission 

 Sheri Bermejo, Secretary 
Monrovia Planning Commission 

 


