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CALL TO ORDER 

 

Chairman Flores called the meeting to order at 7:00 p.m. 
 
 

PLEDGE OF ALLEGIANCE 

 

Chairman Flores led those present in the salute to the flag.  
 
 
ROLL CALL 

 

Present: Chairman Flores, Vice Chairman Sahagun, Commissioner Lenhert, 
Community Development Director Lustro, City Planner Diaz and City 
Attorney Robbins. 

 
Excused: Commissioners Johnson and Vodvarka. 
 
 
MINUTES 

 

The minutes of the June 14, 2010 regular meeting were presented for approval.  
Commissioner Lenhert moved, Vice Chairman Sahagun seconded, there being no 
opposition to the motion, the minutes were approved 3-0. 
 
 

ORAL AND WRITTEN COMMUNICATIONS 

 
None. 
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AGENDA ITEMS 

 

6.a PUBLIC HEARING - CASE NUMBER 2010-9 
 Project Address:  5640 Moreno Street, Unit D 

Project Applicant:  Bill Volbeda for Jason Dunn Tattoo Co. 
Project Planner: Michael Diaz, City Planner 
Request: Conditional Use Permit for dermagraphics 

(tattoo) salon 
 
City Planner Diaz reviewed the staff report. 
 
Chairman Flores opened the public hearing. 
 
Vice Chairman Sahagun commented that it is nice to see something that has a little bit 
more than the traditional tattoo parlor and nice to fill the space.  He was sure that 
Commissioner Johnson's concern would be about the health and safety and that they 
comply with all the Health Code requirements. 
 
Chairman Flores commented that it seemed like we are getting quite a few of these 
lately and before it used to be taboo when he was young and it seems that it is catching 
on now and everyone wants to have one (tattoo) and it used to not be the case.  He 
remembers back in the 1950s, he was friends with kids from Chino High School and 
they decided to put a small cross on their hand with Indian ink and that became a fad 
within their group, he never did it, but a lot of his friends did.  It came out later that the 
same little cross, after they were in the service and out, and trying to get a job, and the 
employer saw it and you were gone.  Then it started progressing and people starting 
getting into it, his brother was in the Air Borne Screaming Eagles and, like him, did not 
want the tattoo and then his youngest child comes back from the service and has a big 
tattoo on his leg of a Phoenix and said it is his leg.  You can't fight them so you might as 
well join them.  It is nice that this place is going to have something else besides tattoos 
and he wished the applicant well. 
 
Commissioner Sahagun stated he was also thinking of that and asked if we regulate 
how many tattoo parlors we are going to have.  We look at the liquor stores and, of 
course, that's a little bit different, but how many of these can we have and how many is 
too many.  Even though the fad is there, the piercing and everything is in, he is a little bit 
old-fashioned himself.  Director Lustro commented that like so many other retail or 
service businesses, different types of businesses tend to, from a proliferation 
standpoint, tend to self-regulate themselves.  It doesn't matter whether we're talking 
about a tattoo establishment or a grocery store or a video store, nail salon.  There gets 
a point when you get a certain number in the community and then beyond that then 
either the new ones can't survive or it starts impacting the existing ones and only the 
strong survive.  If this particular establishment has a good reputation and has fine art 
and jewelry, they may be offering something the other establishments do not and 
maybe customers will gravitate towards this shop more than other shops in town and 
this one survives and others don't.  He stated that Vice Chairman Sahagun is correct in 
that it is different from regulating alcohol sales, whether it be on-sale or off-sale.  It really 
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becomes a case of the strongest and best run shops will be the ones that will be 
successful and the ones that are less so will not survive. 
 
Chairman Flores asked if tattoos can be removed.  City Planner Diaz replied that he 
believed there are techniques for removing tattoos but he did not believe the applicant 
would be doing that. 
 
Jason Dunn, the applicant, stated that yes, the tattoos can be removed via a laser 
treatment and there is a new trend in doing that and it's getting better all the time.  It 
starts with the tattoo team, the people that the artists that are taking it upon themselves 
to tattoo this certain individual and, especially his establishment, he is trying to develop 
a custom tattoo crew of people and a mindset that is not going to just put things on 
people that they will just try to take off in the next year or so.  He has been tattooing for 
17 years and some of the things mentioned he agrees with and it is one of the reasons 
he has worked privately for so many years.  He did not agree with the seedy reputation 
that a lot of these shops had.  It did not represent what he wanted to put forth to a 
community.  He finally is at a point where he can put together something that is more of 
a fine art establishment and something that is going to offer the community something 
better.  The demand is there and either people are going to get tattooed in basements, 
garages, etc. or they will go to a professional establishment.  Part of the problem is it is 
somewhat of a taboo in the industry because its been underground for so long and not 
in the main scene of business that no one knows how to regulate it yet and it is not 
regulated and we do not really know what a good establishment is and it is his purpose 
to start his own studio and can be a representative of how tattoo shops come to the city, 
how they should propose and represent themselves.  People are going to be tattooed 
whether we like it or not and he suggests we allow them a venue where they can have it 
done in a proper manner.  As far as getting something removed, anytime he has a 
young adult, it is not so much about the money as it is to have a customer who will 
come back long-term because these are people that get large pieces of work, spend 
$150 or more, so they are not people that are coming in with their buddies on a drunken 
night or to commemorate an evening.  He thinks his establishment is more of a custom 
atmosphere.  He felt it was their responsibility as tattoo artists to guide these people in 
the right direction instead of taking some 18-year-old's hard-earned money because he 
has a conscience.  A lot of tattoo artists at other shops do not care about that and it's all 
about the dollar. 
 
Vice Chairman Sahagun asked if there was going to be body piercing as well or just 
tattoos.  City Planner Diaz replied that it was just tattoo.  Mr. Dunn commented that he 
would be losing a lot of money by not body piercing in this situation because they go 
hand in hand and a lot of younger can come in and some people poke and it's done 
really quick but he does not want that type of environment around him.  What they are 
trying to do is elevate the level of what people see as tattooing into body art.  What he 
finds from being in shops for many years is that if you have body piercers along with 
your staff, their job is done in a minute or so and they tend to sit around and it might 
cause conflict among his staff so from a business standpoint, where he might be losing 
money, he would rather charge a higher price for his tattoo work and fine are than 
having body piercing.  In this particular situation, he will not have body piercing.  Vice 
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Chairman Sahagun stated that based on the way he was dressed, in a suit, it raises the 
bar for this type of business. 
 
Chairman Flores asked if they will keep documentation for the customers who are under 
18 years of age.  Mr. Dunn replied that he believed it was a very critical part of the 
business and they try to keep a copy of everyone's ID.  He noticed in the staff report 
that they would be able to tattoo a minor with a parental consent.  They did not believe it 
to be true and will not tattoo anyone under the age of 18.  Just by law he felt it was a 
good decision and he does not feel 16 year olds make great decisions.  They keep a 
release form to cover themselves and keep a form of their ID and there might be 
something that falls through the cracks, but hopefully it will never be on their end.  They 
do everything they can.  There are fake IDs out there but they will do their best and train 
their staff to try to notice and identify the fake IDs.  He thinks it is about educating his 
staff in making sure they are making wise decisions and not just chasing a dollar.  
 
Hearing no other comments and no one else being present, Chairman Flores closed the 
public hearing. 
 
Vice Chairman Sahagun moved that, based upon evidence submitted, the project is 
deemed exempt from the requirements of the California Environmental Quality Act 
(CEQA).  Further, the project qualifies as a Class 1 exemption under State CEQA 
Guidelines Section 15301, and the Commission directs staff to prepare a DeMinimis 
finding of no impact on fish and wildlife, seconded by Chairman Flores, there being no 
opposition to the motion, the motion passed 3-0. 
 
Commissioner Lenhert moved to grant a CUP for the proposed dermagraphics (tattoo) 
salon with art gallery and boutique, by making the four required findings and subject to 
the conditions of approval contained in attached Resolution No. 10-1725, seconded by 
Vice Chairman Sahagun, there being no opposition to the motion, the motion passed 
3-0. 
 

6.b PUBLIC HEARING - CASE NUMBER 2010-10 
 Project Address:  8939 Vernon Avenue, Units H-J 

Project Applicant:  Montclair Industrial Park L.P., property owner, 
for Arca de Refugio Church 

Project Planner: Michael Diaz, City Planner 
Request:   Conditional Use Permit for church use 

 
City Planner Diaz reviewed the staff report. 
 
Chairman Flores opened the public hearing and stated that he received two filled-in 
speaker cards.  City Planner Diaz commented that the two gentleman that completed 
the speaker cards did not plan on speaking, but wanted to be available for any 
questions. 
 
Marcos Cachon, 235 E. Pamela Road, Monrovia, asked about the requirement to 
submit four sets of plans and wondered if it was part of the conditions and required.  
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City Planner Diaz replied that they are standard conditions that are issued by the 
Building Official; everything listed may not be needed but what you typically do is follow-
up with the Building Official and find out exactly what it is that they will be requesting. 
 
Damian Porreca, 1020 N. Batavia #B, Orange, of S&D Associates, also completed a 
speaker card but did not speak. 
 
Hearing no other comments and no one else being present, Chairman Flores closed the 
public hearing. 
 
Commissioner Lenhert commented that he felt it was a good location. 
 
Vice Chairman Sahagun asked about the building and how the inspection went as far as 
landscaping and upkeep of the building.  City Planner Diaz stated there is not anything 
there in terms of expansive landscape, most of that is concentrated at the front and 
staff's field check of the facility indicated that it was in good shape and order and good 
maintenance of the site and staff did not have any issues.  Vice Chairman Sahagun 
commented that he always welcomes churches, synagogues, etc. they help with the 
youth and generally keep us moral and felt we cannot have too many churches and was 
in favor of this project. 
 
Chairman Flores stated he was in agreement with Vice Chairman Sahagun in anything 
that helps our young people and be better citizens is welcome here in the city. 
 
Commissioner Lenhert moved that, based upon evidence submitted, the project is 
deemed exempt from the requirements of the California Environmental Quality Act 
(CEQA).  Further, the project qualifies as a Class 1 exemption under State CEQA 
Guidelines Section 15301, which covers infill projects in significantly developed areas, 
and the Commission directs staff to prepare a DeMinimis finding of no impact on fish 
and wildlife, seconded by Vice Chairman Sahagun, there being no opposition, the 
motion passed 3-0. 
 
Vice Chairman Sahagun moved to approve a Conditional Use Permit under Case No. 
2010-10, subject to making the required findings, and subject to the 35 conditions as 
described in attached Resolution Number 10-1726, seconded by Chairman Flores, 
there being no opposition to the motion, the motion passed 3-0. 
 

6.c CASE NUMBER 2010-12 
Project Address: 4234 Holt Boulevard 
Project Applicant:  Chung Hoon Kang 
Project Planner: Michael Diaz, City Planner 
Request:  Precise Plan of Design for multi-tenant sign program 

 
 
City Planner Diaz reviewed the staff report. 
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Commissioner Lenhert stated he was looking at things along Holt Boulevard and 
remembered the old Lloyd's sign that was 75 feet high and the old Bowlium sign and 
how things have changed and it sure looks a lot better. 
 
Vice Chairman Sahagun commented the corrections about the building were lighting 
issues and graffiti and asked if they have all been resolved.  City Planner Diaz replied 
that everything has been revamped, the parking layout has changed, a new lot has 
been constructed in the back of the building, the landscaping has been revived and new 
exterior lighting has been installed in the front.  Vice Chairman Sahagun commented 
that Holt Boulevard has made an extensive change for the better and mostly in part due 
to the city and the money and all the efforts the city has put on as far as the medians 
and all the different departments involved with it, of course, the City Council, as well as 
Mission Boulevard, you can really see the change and it is a really nice city, a great little 
city we live in. 
 
Commissioner Lenhert moved that, based on the evidence submitted, a finding is made 
that the project is categorically exempt from the provisions of the California 
Environmental Quality Act (CEQA), pursuant to Section 15311, Class 11, in that the 
project involves the approval of a sign program to govern the installation of future 
building-mounted tenant signs (accessory structures) at the site.  As such, the 
Commission directs staff to prepare a DeMinimis finding of no impact on fish and 
wildlife, seconded by Vice Chairman Sahagun, there being no opposition, the motion 
passed 3-0. 
 
Vice Chairman Sahagun approved the Precise Plan of Design request for the 
comprehensive tenant sign program per the submitted plans and as described in the 
staff report for a commercial center located at 4234 Holt Boulevard, subject to the 
conditions in attached Resolution Number 10-1727, seconded by Commissioner 
Lenhert, there being no opposition, the motion passed 3-0. 
 
 
INFORMATION ITEMS 

 
Director Lustro commented that within the last month, staff was successful in having 
another non-conforming pole sign removed on the north side of Holt Boulevard, just 
east of Central Avenue, just east of the Drive Time facility, an auto body shop for years 
and staff had notified them a while back because their property was now vacant and 
there had not been a business there for a while that the sign cannot be reused and the 
property owner was good at following that up and had the sign removed.  There are no 
businesses on the property right now and hopefully they will have tenants soon, but that 
was one more pole sign that went away.  Staff does try to work on those from time to 
time when they have the opportunity.  When there is a new entitlement requested or 
staff sees an opportunity to bring the property into compliance, staff will work on that 
because they feel it adds to the positive appearance of the city. 
 
Director Lustro stated that if you have been down to the southern part of the city you 
may have noticed that Phase 8 of Mission Boulevard improvements have begun and 
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have been underway for a couple weeks and that is the area from Ada Avenue, just 
west of Central, east to Benson Avenue.  The contractor has been out there working on 
curb, gutter, sidewalk, storm drain, etc. and they are moving along very quickly and 
because it’s a pretty long section, it will be exciting when that gets done. 
 
Director Lustro commented that they were hoping by the Commission's next meeting 
that they will have a new staff member onboard.  They made an offer of employment to 
an experienced planner and hoping that once they finish the process with regard to 
background, etc. that we will be able to get them onboard by the next meeting. 
 
Commissioner Lenhert asked if the southeast corner of Pipeline and Mission was in the 
city.  Director Lustro replied that it is in the county area.  Commissioner Lenhert 
commented that there is a broken sign that has been there and broken for years and it 
looks terrible.  Vice Chairman Sahagun stated that we could call county code 
enforcement. 
 
Commissioner Lenhert stated that after our talk with [Merlone Geier] on the former 
Sam's Club site, he spoke to some people and they seemed to think that our Planning 
Commission isn’t doing all the things it should be doing, the commissioners themselves, 
and that the Commission passes things through that come back to bite us later on.  He 
displayed a list that stated John Dutrey was still a Planning Commissioner and stated 
that it was 14 years old.  He also could not find anything in the Code that has to do with 
the responsibilities of the Planning Commissioners and he found it for many other cities 
but nothing in our Code and he felt it should be included.  Director Lustro stated that 
one of the things that staff has done periodically and knew that we just did it within the 
last three years, we provided each member of this Commission with a Planning 
Commissioner's Handbook, which is a small booklet that has been in print for a number 
of years and gets updated and the City did purchase those with the express intent of 
giving them to the Planning Commission so you could read at your leisure and that 
booklet provides a lot of good information with respect to the general responsibilities of 
Planning Commissioners.  He remembered that years ago when he was on the 
Planning Commission in a neighboring city and that was one of the first things given to 
him and it was a very helpful publication and not discounting the city handbook doesn't 
need to be updated because it does.  It's a matter of staff time that would need to be put 
forth and do that which we do not have at this particular time. 
 
Commissioner Lenhert stated that with regard to the Sam's Club site, the Commission 
should have been looking more into the parking situation when that was presented to us 
and he suggested re-opening it to take another look at it.  He knew when they attended 
the tour, they [Merlone Geier] took them to Orange County to show us what they had 
down there, the second time they didn't show us any parking at all.  He was down there 
on his own and drove around and they have underground parking to spare and they 
don't have anything like that up here, nothing.  There is not going to be enough parking 
at the project here.  He would like to revisit the item and see if we can do something 
about it.   
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Commissioner Lenhert commented that the northwest corner of San Bernardino and 
Central and there was some woman hung up over the curb and as he remembered, 
there was supposed to be a planter in there and they took it out and we made them put 
it back and they took it out again.  If they aren't going to have a planter in there, they 
should have some type of a railing or something to keep people from driving out over 
that because you can take a look at the sidewalk there and there are chunks missing 
out of it.   
 
Commissioner Lenhert commented the new entrance to Costco is going to get someone 
killed.  He was there last Friday and he was the first car past the new entrance and 
some woman was trying to use it and kept sneaking out a little bit and the traffic 
southbound did not have to stop and we should look into opening up the street in the 
back.  He thought it was a big mistake to not use a public street and open that up and 
let traffic go out of there. 
 
Director Lustro replied that with respect to the Merlone Geier project on the former 
Sam's Club site, they have their entitlements and not quite sure who is suggesting that 
we open it to look at the parking again, but that's irrelevant because unless their 
entitlements expire, that is not going to be reconsidered.  The Planning Commission 
and City Council have the most information available to them in anyone in the 
community when they review the projects.  It is certainly very easy for someone to say 
that the Commission should have looked at this or that, what the Commission and 
Council need to look at is not only the Code and the Specific Plan for compliance, but 
again, you had an opportunity to look at projects that are similar to this to help you in 
making your decision.  There will be people in the community that question many 
decisions that the Planning Commission makes and that is certainly their right, but the 
Commission (and City Council) is privileged in that the five of you receive more 
information than anyone else in the community.  So, staff feels very comfortable that 
there is adequate information out there with respect to assisting the Commission in 
coming to an appropriate decision on a particular entitlement request.  The only thing he 
wanted to comment on with respect to Costco, as this Commission probably 
remembers, because all of you were seated when that project was approved, was that 
there was a conscious decision to not allow access out onto Carrillo Avenue, at the rear 
of Costco, because it is a residential street.  Doing so would have compromised quality 
of life for those living in the condominiums on that street so that was why there was no 
access to Carrillo.  When Costco came back to us last year to request modification of 
their entrances, he cannot begin to tell you how thorough staff was in reviewing what 
was proposed out there, not only the modifications of the main entrance, but the 
relocation of the secondary entrance along Central Avenue.  There were a number of 
discussions with regard to ingress/egress, safety, those types of things, configuration of 
the parking lot.  Planning staff had input, there was quite a bit of input from the Public 
Works staff and at the end of the day, the agreement that was made not so much with 
the modifications to the main entrance, the relocation of the secondary entrance on 
Central Avenue, the agreement was that staff was comfortable with the configuration 
that is out there right that got constructed.  However, staff also reserved the right to 
revisit that configuration if there were a significant number of traffic conflicts or, in the 
case of traffic accidents, within the first year after the reconfiguration was completed 
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and Costco agreed that if the number of traffic conflicts and/or accidents was excessive 
(determined by our City Engineer) after the first year, the City reserved the right to ask 
them go back and make modifications as necessary.  We are hoping that does not 
happen, hoping there aren't accidents, but because this is a new configuration and 
people sometimes a while to get used to things, we're hoping that people get used to 
the traffic movements out there and it will work well.  Costco seems happy with the 
improved circulation, improved internal circulation and new configuration of the parking 
lot, but the city reserves the right to revisit it later this year to see if it's worked out well.  
Commissioner Lenhert stated that he thinks it is a lot better than it was, but still thinks it 
could be better.  As far as the parking configuration, he did not mean to change what we 
approved, what's done is done, but he was talking about what is to come in the future to 
review that and put a little more parking space into it.  Even in our residential areas, you 
can take Benito Street.  You go down Benito at 10:00 PM and that is a solid string of 
cars from Benson and over in Ontario by Mountain Avenue, those people in those 
apartments are parking almost to Benson from that end, there is just not enough 
parking. 
 
Vice Chairman Sahagun thanked the City Council for reappointing him to the Planning 
Commission.   
 
Vice Chairman Sahagun noticed a bus stop at the Montclair Town Center southbound 
and there was no bench, no shelter or anything and being one of our main 
thoroughfares, he would ask the Mayor and City Council to consider or to ask for more 
of the shelters throughout the city.  He thought about Central and because it’s a main 
thoroughfare, we should have it there.  Well, why shouldn't we have it in the 
neighborhood?  He brought it up because, going through other cities, he sees nice 
shelters being constructed and he realizes there are brand new shopping centers and it 
gives the opportunity to require the developer, along with the city and the transportation 
agency involved in that city to construct a shelter, but please Mr. Mayor consider and 
ask for shelters and benches, but shelters mostly at all of our locations and bus stops.  
We're not the ones waiting there for a bus, but there are people there and as we try to 
go green and push ridesharing, use the train, and walk able communities, we need to 
continue to think about these issues.  Commissioner Lenhert made him think about 
different items.  When they received the Planning Commissioner Handbook, he was 
surprised because it has a lot of information on the things we should and should not be 
doing.  This is why it is important to attend the conferences.  He always enjoys going 
because you learn about what is going on in other cities and what we should be doing in 
our city.  It is a good idea to revisit that and to update our own manual.  The Handbook 
is a wealth of information.  Maybe we need to have some training sessions and go over 
a few items that we're lacking.  As far as Costco, his wife works there so he sometimes 
visits there daily and he thought the new entrance helped.  The only thing he could bring 
up is we watch the brush for the southbound traffic and make sure the brush does not 
grow up so drivers have a clear sight.  He has not had a problem.  As far as a rear 
entrance from Carrillo Avenue, he knows Metro Honda plans to one day acquire all the 
condos.  If that happens, the City should not dedicate that street to him, but should keep 
it and possibly make another entrance so staff can keep that in mind. 
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Vice Chairman Sahagun commented that he has attended a lot of the conferences and 
it was his understanding that when we did the North Montclair Specific Plan that 
eventually structures would come so maybe right now is a good idea to start eyeballing 
or pinpointing some locations for the future development that will be parking structures 
that we may say to a developer that this would be a good location for a structure or two 
to have key locations. 
 
Chairman Flores commented he thought the new entrance to Costco was working well.  
We can't do anything with a public street with people living there, but if it comes to pass, 
it might be a little different story. 
 
Chairman Flores had a list of items for Monte Vista and starting with Monte Vista and 
Arrow Highway, the empty lot on the southeast corner, there are a lot of weeds and now 
there is stuff that has been dumped there, a couple couches.  Director Lustro asked for 
clarification because the southeast corner of Monte Vista and Arrow is where the Fire 
Station is located.  He asked if he meant the southeast corner of Arrow and Fremont.  
Chairman Flores confirmed.  Back to Monte Vista at the old gas station site south of 
Olive Garden, there are still remains of the chain link fence, posts bent over with no wire 
on them and he thought that was supposed to be cleaned up a while ago.  Then south 
of Benito, between Benito and Orchard, the school, the traffic signs going north on 
Monte Vista right at the middle of the school, there is a 35 mph sign and also painted on 
the street 35 mph.  He thought they would be better off taking that off and just label it a 
school zone.  Director Lustro replied that staff can check with Public Works on that.  His 
guess would be northbound, south of Orchard, as you approach Monte Vista School, 
there is probably a sign that says that the speed limit is 25 mph, when children are 
present, but the regular speed limit on the street is 35 mph and that is the legend that 
would be painted on the street, but staff will check with Public Works.  Chairman Flores 
stated that he would be comfortable if they left the street sign, but the 35 mph sign is 
right in the middle of the school and he has seen kids crossing there and its too long of 
a distance.  That 35 mph sign is weird.  On Monte Vista and State Street, there is a 
storage yard that stores dirt and concrete and it's not your normal concrete; these 
chunks are at least 20 feet long with jagged edges and sticking out all over the place.  
They tried to cover it up a bit by putting canvas on the fence, but it made it look worse.  
It just looks awful.  Director Lustro stated that it is a temporary storage yard but he 
believed it was being used as construction staging for Phase 8 of Mission Boulevard. 
 
Then at the northeast corner of Monte Vista and Mission Boulevard, there is a lot of 
weeds, but that side of the street collects more trash on the bottom two feet of the 
fence, paper and all kinds of junk and now, lately, someone has gone over the fence, 
you can see the damage to the fence, and they threw a big 3' x 5' container and a car 
seat over and damaged the fence in throwing it over. 
 
Chairman Flores commented that maybe when a short meeting is scheduled, the 
Commission could do a study session.  Going back to the Handbook is great and should 
be done more often.  He hoped the people who are saying that the Commission is doing 
something wrong were at the meetings so they could let them know what they are doing 
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wrong.  It is sort of weird for someone to say we're doing something wrong without really 
saying what it is. 
 
 
Chairman Flores adjourned the meeting at 8:10 p.m. 
 
 
Respectfully submitted, 
 
 
 
Laura Berke 
Recording Secretary 


