
** Revised **

Regular Planning Commission Meeting
City Council Chambers
18747 Clarkdale Avenue

Artesia, CA 90701
(562) 865-6262

 
 

Tuesday, February 17, 2026
7:00 p.m.

1. CALL TO ORDER

2. PLEDGE OF ALLEGIANCE

3. ROLL CALL

4. PUBLIC COMMENTS

This is the portion of the meeting set aside to invite public comments regarding any matter within
the subject matter jurisdiction of the Planning Commission. Public comments may also be submitted
by email at publiccomments@cityofartesia.us before 12:00 p.m. on the date of the meeting. Public
comments are limited to no more than three minutes each. If comments relate to a specific agenda
item, those comments will be taken following the staff report for that item and prior to the Planning
Commission vote. Under the provisions of the Brown Act, the Planning Commission is prohibited
from taking action on items that are not listed on the agenda, but may refer the matter to staff or to
a subsequent meeting. Those wishing to speak are asked to add your information at the digital
public kiosk located at the entrance of the Council Chamber.

4.A. Public Comments

5. CONSENT CALENDAR

5.A. Planning Commission Minutes

6. NEW BUSINESS - NON-PUBLIC HEARING

7. NEW BUSINESS - PUBLIC HEARING

7.A. Case No. 2025-12 - Arco AMPM Code Amendment

— Recommendation: Adopt Resolution No.2026-05P, Recommending City Council Denial of
Zoning Text Amendment and Conditional Use Permit to upgrade an ABC Alcohol license for
ARCO AMPM located at 16809 Pioneer Boulevard.

8. DISCUSSION / REPORT ITEMS FROM STAFF

9. COMMUNITY DEVELOPMENT DIRECTOR UPDATES

10. COMMISSIONER COMMENTS

11. ADJOURNMENT



The City of Artesia complies with the Americans with Disabilities Act of 1990.  If you require special assistance to attend or participate in
this meeting, please call the City Clerk’s office at 562-865-6262 at least 72 hours prior to the meeting.  Copies of Staff Reports are on file

in the Office of the City Clerk and are available for inspection. 

Date Posted: February 11, 2026



PLANNING COMMISSION AGENDA REPORT

MEETING DATE:   February 17, 2026   ITEM NO:   5A.

 
TO: Honorable Chairperson and Members of the Planning Commission

 
SUBJECT: Planning Commission Minutes

 

FROM: Steven Valdez, Planning Manager
 

REVIEWED AND APPROVED BY:
  Paul Bollier, Community Development Director

 
RECOMMENDATION: 

It is recommended that the Planning Commission approve minutes as presented for the following meeting(s):

January 20, 2026 - Regular Meeting

BACKGROUND:

The attached minutes serve as the official record of the City Council meetings, recording the legislative body’s
decisions, recorded in its motions, actions, and votes, as mandated by Government Code 36814 and 40801.

FISCAL IMPACT: 

There is no fiscal impact associated with approval of this item.

Attachments

PC MINUTES 1-20-26.pdf

https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/698b8a302e046c004a6faf1f/PC_MINUTES_1-20-26.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/698b8a302e046c004a6faf1f/PC_MINUTES_1-20-26.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/698b8a302e046c004a6faf1f/PC_MINUTES_1-20-26.pdf


Artesia Planning Commission Regular Meeting 
Council Chambers, 18747 Clarkdale Avenue, Artesia, California 

Tuesday, January 20, 2026, 7:00 p.m. 
 

1. CALL TO ORDER 

Commissioner Barcelos called the meeting to order at 7:01 PM.  

 

2. PLEDGE OF ALLEGIANCE 

Commissioner Patel led the pledge of allegiance.  

 

3. ROLL CALL 

Present: Commissioner Barcelos, Commissioner Patel, Commissioner Pantoja 

Absent: Chair Victor Manalo; Vice Chair Michelle Diaz   

Staff Present: Community Development Director, Paul Bollier; Planning Manager, Steven 

Valdez, City Attorney, Nick Papajohn, Willdan Planning Consultant, Art Bashmakian, 

Planning Clerk, Stephanie Navarro.  
 

4. PUBLIC COMMENTS: 

Public Comments Public comments could be provided, in person or submitted by email to 

publiccomments@cityofartesia.us on the date of the meeting. No public comments were 

provided.  

 

5. CONSENT CALENDAR –  

5A.    Planning Commission Minutes  
 

— Recommendation: Approve Minutes as Presented for December 18, 2025 - Regular 

Meeting, and January 13, 2026 - Special Meeting.  
 

Commissioner Patel moved, seconded by Commissioner Pantoja, to approve Agenda Item 

5A, as recommended. 

 

Motion Carried, 3-0-2-0 with Chair Manalo and Vice Chair Diaz absent.  

 

6. NEW BUSINESS - NON-PUBLIC HEARING – NONE 

 

7. NEW BUSINESS – PUBLIC HEARING 

7A.    2021-2029 Housing Element Update  
 

— Recommendation: Adopt Resolution 26-06P, recommending that the City Council Adopt 

the 2021-2029 Housing Element Update, and Make a Determination of Exemption from the 

California Environmental Quality Act (“CEQA”) Pursuant to Section 15061(b)(3) of the CEQA 

Guidelines. 

 
Wildan Planning Consultant Art Bashmakian provided the staff report. The applicant 
responded to questions. 



 

Commissioner Barcelos opened the public hearing. Commissioner Patel moved, seconded by 
Commissioner Pantoja, to approve the Agenda. Motion Carried, 3-0-2-0 with Chair Manalo 
and Vice Chair Diaz absent.  

 

7B.     Case No. 2025-25: Design Review Application for 18501 Pioneer Boulevard 
 

 — Recommendation: Adopt Resolution No. 2025-02P, approving a Design Review to remodel 

an Existing One-Story 4,767 square foot Commercial Building at 18501 Pioneer Boulevard 

Within the Artesia Downtown Specific Plan (ADSP) (Case No. 2025-25) and finding the Project 

exempt from CEQA Pursuant CEQA Guidelines Section 15301(a). 
 

Assistant Planner Devan Wells provided the staff report. The applicant responded to 
questions. The project Architect, Jon Matson, spoke with the Commission. Commissioner 
Barcelos asked questions and/or provided comments. Commissioner Barcelos opened public 
comments. Commissioner Patel moved, seconded by Commissioner Pantoja, to approve the 
Agenda.  

Motion Carried, 3-0-2-0 with Chair Manalo and Vice Chair Diaz absent. 

 

7.C.    Case No. 2025-32: Amend Title 9, Chapter 2 to Establish Temporary Outdoor Lighting 

 Regulations (Section 9-2.1250)  
 

— Recommendation: Adopt Resolution No. 2026-04P, Recommending the City Council 

Introduce and Adopt Ordinance No. 26-981 and Find the Ordinance Exempt from CEQA 

Pursuant to CEQA Guidelines Sections 15061(b)(3) and 15378(b)(5). 

 

Planning Manager Valdez provided staff report 

Commissioner Barcelos opened public comments. Commissioner Patel moved, seconded by 
Commissioner Pantoja, to approve the Agenda. 

Motion Carried, 3-0-2-0 with Chair Manalo and Vice Chair Diaz absent.  

 

7.D.      Case No. 2025-12: Arco AMPM Code Amendment and Conditional Use Permit 
 

  — Recommendation: Continue to the February 17, 2026 Planning Commission Meeting 
 

Commissioner Barcelos opened public comments. Commissioner Patel moved, seconded by 
Commissioner Pantoja, to approve the Agenda. Commissioner Pantoja asked questions 
and/or provided comments on the following topics:  

The Commission expressed support for the proposed amendment, requested staff bring the 
item back to the commission on February 17, 2026. 

 

Motion Carried, 3-0-2-0 with Chair Manalo and Vice Chair Diaz absent.  

 

8. DISCUSSION / REPORT ITEMS FROM STAFF – NONE 

 



9. COMMUNITY DEVELOPMENT DIRECTOR UPDATES 

Community Development Director Paul provided updates.   

 

10. COMMISSIONER COMMENTS 

Commissioner Pantoja asked questions and/or provided comments. 

 

11. ADJOURNMENT:  

Commissioner Barcelos adjourned the meeting at 7:53 pm.  



PLANNING COMMISSION AGENDA REPORT

MEETING DATE:   February 17, 2026   ITEM NO:   7A.

 
TO: Honorable Chairperson and Members of the Planning Commission

 
SUBJECT: Case No. 2025-12 - Arco AMPM Code Amendment

 

FROM: Steven Valdez, Planning Manager
 

REVIEWED AND APPROVED BY:
  Nick Papajohn, Deputy City Attorney

Paul Bollier, Community Development Director

RECOMMENDATION

Adopt Resolution No. 2026-05P recommending City Council denial of a Zoning Text Amendment to remove the
prohibition on alcohol sales at gasoline stations within the Commercial General (CG) Zone, and denial a
Conditional Use Permit for the off-site sale of beer, wine, and distilled spirits (ABC Type 21) at the ARCO AM/PM
located at 16809 Pioneer Boulevard.

PLANNING COMMISSION ACTION

This project was continued from the January 20, 2026 Planning Commission meeting at the request of staff to allow
additional time to review the project.

BACKGROUND

In September 2017, Johal Oil Corporation obtained approval of a Variance and Conditional Use Permit to construct
a gasoline service station and to sell beer and wine. A Design Review application was also approved for site
improvements and construction of the commercial building and related canopy structure.

At the time of the 2017 approvals, Artesia Municipal Code (AMC) Section §9-2.3203(l)(4) prohibited the sale of
alcoholic beverages at gasoline stations. Because a variance cannot legalize a prohibited use under state law, staff
has determined that the prior authorization for alcohol sales at this gasoline station was issued in error.

To upgrade the existing alcohol license to a Type 21 license and to correct the prior processing error, the applicant
has applied for a Zoning Text Amendment to remove subsection (4) of AMC §9-2.3203(l), together with a new
Conditional Use Permit.

Although the project may satisfy certain numerical separation standards contained in AMC §9-2.3203(l) based on
prior approvals, compliance with mandatory standards does not infer approval of a Conditional Use Permit.
Pursuant to Article 17 (§9-2.1704(a)) of the Artesia Municipal Code and as reflected in Resolution No.2026-05P, the
Planning Commission shall make discretionary findings regarding General Plan consistency and the protection of
public health, safety, and welfare.



Staff finds, and the Resolution concludes, that these discretionary findings cannot be made due to the project’s
contribution to alcohol over-concentration, intensification of use near residential neighborhoods, and conflict with
adopted General Plan policies.

ANALYSIS

Site and Surrounding Uses

The subject property is located at the southwest corner of Pioneer Boulevard and 168th Street. Properties to the
north, south, and east are zoned Commercial General (CG). Properties to the west are zoned Single-Family
Residential. The site currently operates as a gasoline service station with eight fuel dispensers and an on-site
convenience market.

Zoning Text Amendment – Regulatory Framework

To upgrade the existing alcohol license from a Type 20 (Off-Sale Beer and Wine) to a Type 21 (Off-Sale General), a
Zoning Text Amendment is required to remove the prohibition on alcohol sales at gasoline stations. Removal of this
prohibition would allow gasoline stations citywide to seek alcohol sales subject to approval of a Conditional Use
Permit.

The proposed amendment would remove subsection (4) of AMC §9-2.3203(l), which is in bold below:

1. Such use shall not be located within one thousand (1,000) feet from any other use where off-premises
alcoholic beverages are sold;

2. Such use shall not be located within six hundred (600) feet from a church, school, playground, or park;

3. Such use shall not be located within one hundred (100) feet of any residential zone; and

4. Such use shall not be located on the same lot or parcel, or in conjunction with any premises, which
operates an automobile service station or sells gasoline or fuel to the public for the operation of
motor vehicles.

The proposed Zoning Text Amendment was reviewed to determine consistency with the City’s General Plan. Staff
evaluated General Plan policies, County public health studies, and the total number of off-sale alcohol licenses
(Type 20 and Type 21) located at gasoline stations and throughout the City. That analysis demonstrates that
Census Tract 5545.21, in which the project site is located, is over-concentrated with alcohol licenses and that
removal of the prohibition would intensify alcohol availability both locally and citywide by eliminating a long-standing
regulatory safeguard.

In addition to evaluating license concentration and land use compatibility, staff analyzed the proposed Zoning Text
Amendment under the City’s constitutional police power authority pursuant to Article XI, Section 7 of the California
Constitution and Government Code Sections 65800 and 65860. Zoning regulations governing alcohol availability
are a recognized land use control intended to mitigate secondary effects such as crime, impaired driving, nuisance
activity, and reduced neighborhood safety.

The prohibition contained in AMC §9-2.3203(l)(4) functions as a policy-based safeguard rather than a discretionary
limitation. Its removal would eliminate a citywide land use control that currently limits alcohol availability at gasoline
stations that often have extended hours, high vehicle turnover, and immediate roadway access. As provided in
Resolution No. 2026-05P, staff finds that removing this safeguard would conflict with General Plan Community
Planning Principle SAF-5 and Land Use Policies LU 2.2.1 (Neighborhood Stability), LU 2.3 (Protection of
Residential Neighborhoods), LU 2.3.2 (Review of Commercial Intensification), and LU 2.4 (Compatibility of Uses).

Alcohol License Review and Intensification of Use



Staff coordinated with the California Department of Alcoholic Beverage Control (ABC) to identify all businesses
within Census Tract 5545.21 that sell alcoholic beverages for off-premises consumption. There are seven
businesses within the Census Tract, three of which sell a full range of alcohol. Citywide, there are sixteen (16)
businesses that sell alcohol for off-site consumption, seven (7) that sell a full range of alcohol, including three (3)
gasoline service stations located in two Census Tracts (5545.21 and 5549.00) identified by ABC as over-
concentrated.

Although the request is considered an “upgrade” in license type, staff finds that a Type 21 license constitutes an
intensification of alcohol-related land use. Distilled spirits contain higher alcohol content than beer and wine and
are associated with increased risks of abuse, impaired driving, and alcohol-related crime. Introduction of distilled
spirits at this location would therefore increase the intensity of alcohol availability within Census Tract 5545.21 and
expand the scope of potential secondary impacts.

As indicated in the attached Resolution findings, this intensification is incompatible with an area already classified
by ABC as both a high-crime reporting district and over-concentrated with off-sale alcohol licenses.

ABC Undue Concentration Analysis and Public Convenience or Necessity

Under California Business and Professions Code §23958.4, ABC evaluates undue concentration using a two-prong
test:

Prong 1 – High Crime Reporting District: Reporting District 1348, which includes the project site, exceeds the
Citywide average for reported crimes by more than 20 percent.

Prong 2 – License-to-Population Ratio: The ratio of off-sale alcohol licenses to population in Census Tract
5545.21 exceeds the maximum number permitted under ABC guidelines.

Because one or more prongs of the undue concentration test are triggered, the applicant bears the burden of
demonstrating Public Convenience or Necessity (PCN). Staff finds that the record does not support a PCN
determination. While the proposed license upgrade may provide private economic benefit to the applicant, such
benefit does not outweigh the documented risks to public safety, neighborhood compatibility, and community
welfare.

As noted in Resolution No. 2026-05P, the Planning Commission finds that public convenience or necessity would
not be served by granting Type 21 privileges at this location given the existing availability of alcohol within the
Census Tract and City, proximity to residential uses, and elevated crime indicators.

CONDITIONAL USE PERMIT ANALYSIS

Planning staff reviewed the application pursuant to AMC §9-2.3203(l). With removal of subsection (4), the
applicable standards require that the use not be located within specified distances of other alcohol outlets, sensitive
uses, or residential zones.

These spacing standards were previously approved in 2017 through a Variance and Conditional Use Permit.
Accordingly, the project meets the mandatory separation requirements of AMC §9-2.3203(l).

However, satisfaction of mandatory standards does not indicate approval. Pursuant to Article 17 (§9-2.1704(a) of
the Artesia Municipal Code, approval also requires discretionary findings that the use is consistent with the General
Plan and will not adversely affect public health, safety, or welfare. Based on the analysis above, staff finds that
these findings cannot be made.

Staff therefore recommends denial, without prejudice, of the proposed Conditional Use Permit. Although the license
upgrade could provide a potential revenue source for the property owner, the adverse effects of intensified alcohol
availability near residential neighborhoods outweigh this benefit.



PUBLIC HEALTH AND SAFETY CONSIDERATIONS

Data from the California Department of Alcoholic Beverage Control and the Los Angeles County Department of
Public Health demonstrate that alcohol-related harms, including impaired driving and alcohol-related deaths,
remain a concern within the City of Artesia. Increased access to distilled spirits in an already impacted area
presents foreseeable risks to public health and safety.

SHERIFF’S DEPARTMENT REVIEW

Planning staff forwarded the Zoning Text Amendment and Conditional Use Permit proposal to the Los Angeles
County Sheriff’s Department for review. While the Sheriff’s Department did not identify specific operational
objections, law enforcement neutrality does not supersede the City’s independent land use authority or statutory
over-concentration determinations made by ABC. Zoning conflicts and cumulative public safety impacts may justify
denial regardless of the absence of immediate enforcement concerns.

ENVIRONMENTAL DETERMINATION

Denial of the Zoning Text Amendment and Conditional Use Permit is not a project under the California
Environmental Quality Act (CEQA) and is therefore not subject to environmental review.

CONCLUSION AND RECOMMENDED ACTION

Based on all evidence in the record, staff finds that the proposed Zoning Text Amendment would weaken the City’s
ability to regulate alcohol availability and conflict with General Plan policies emphasizing neighborhood stability,
compatibility, and crime prevention. Staff further finds that the proposed Conditional Use Permit would intensify
alcohol availability within Census Tract 5545.21, an area identified by ABC as having an undue concentration of
alcohol licenses and elevated crime indicators.

Therefore, staff recommends that the Planning Commission adopt Resolution No. 2026-05P recommending City
Council deny the Zoning Text Amendment and deny the Conditional Use Permit to upgrade a Type 20 alcohol
license to a Type 21 alcohol license at 16809 Pioneer Boulevard.

Attachments

PC Resolution No 2026-05P.pdf
Exhibit A - Uses Permitted Subject to Conditional Use Permits C-G.pdf
Exhibit B - Off Sale Licenses.pdf
Exhibit C- AOD Report.pdf
ABC Analysis.pdf
Application.pdf
Letter of Intent.pdf

https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/PC_Resolution_No.2026-05P-BBK_edits-c1_fina_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/PC_Resolution_No.2026-05P-BBK_edits-c1_fina_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/PC_Resolution_No.2026-05P-BBK_edits-c1_fina_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_A_-_Uses_Permitted_Subject_to_Conditional_Use_Permits__C-G_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_A_-_Uses_Permitted_Subject_to_Conditional_Use_Permits__C-G_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_A_-_Uses_Permitted_Subject_to_Conditional_Use_Permits__C-G_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_B_-_Off_Sale_Licenses_Revised.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_B_-_Off_Sale_Licenses_Revised.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Exhibit_B_-_Off_Sale_Licenses_Revised.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/AODReport2022.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/AODReport2022.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/AODReport2022.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/ABC_stats.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/ABC_stats.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/ABC_stats.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Application__3_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Application__3_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Application__3_.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Letter_of_Intent.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Letter_of_Intent.pdf
https://s3.us-west-004.backblazeb2.com/agendalink-pdf/artesiaca/pdfs/topics/69682e9d8b2996004be2737f/Letter_of_Intent.pdf
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CITY OF ARTESIA 
PLANNING COMMISSION 

RESOLUTION NO. 2026-05P 

A RESOLUTION OF THE PLANNING COMMISSION OF 
THE CITY OF ARTESIA RECOMMENDING CITY COUNCIL 
DENY A ZONING TEXT AMENDMENT TO ARTESIA 
MUNICIPAL CODE SECTION 9-2.3203(L) AND 
CONDITIONAL USE PERMIT TO UPGRADE AN 
ALCOHOLIC BEVERAGE CONTROL (ABC) TYPE 20 
LICENSE TO A TYPE 21 LICENSE FOR THE OFF-SALE OF 
BEER AND WINE, AND DISTILLED SPIRTS AT 16809 
PIONEER BOULEVARD 

_____________________________________________________ 
 
 

WHEREAS, Zoning Text Amendment and Conditional Use Permit (Case No. 2025-
12) has been requested by Johan Oil Corporation (“Applicant”), to remove a prohibition 
on alcohol sales at gasoline stations in General Commercial zones throughout the City, 
and allow the upgrade of a Type 20 (off-sale of beer and wine) license to a Type 21 (off-
sale of beer, wine, and distilled spirits) Alcoholic Beverage Control (ABC) license at an 
existing Arco AM PM (Circle K) in the General Commercial (CG) zone at 16809 Pioneer 
Boulevard.  

WHEREAS, Specifically, Applicant’s Zoning Text Amendment requests to remove 
AMC Section 9-2.3203(l)(4) which prohibits conditional use permits for the sale of 
alcoholic beverages for consumption off the premises on a lot or parcel which “operates 
an automobile service station or sells gasoline or fuel to the public for the operation of 
motor vehicles” in any General Commercial zone in the City.  

WHEREAS, Pursuant to Government Code Section 65860, zoning ordinances and 
amendments must be consistent with the City’s adopted General Plan.  

WHEREAS, Pursuant to Government Code Sections 65800 and 65860 and Article 
XI, Section 7 of the California Constitution, the City may regulate land uses and the 
intensity of land use through zoning ordinances in the exercise of its local police power.   

WHEREAS, On February 17, 2026, the Planning Commission conducted a duly 
noticed public hearing to consider Applicant’s request for the Zoning Text Amendment 
and Conditional Use Permit. 

WHEREAS, Staff has performed the necessary investigations, prepared a written 
report, and recommends denial of the requested Zoning Text Amendment (Exhibit “A”) 
and Conditional Use Permit Application. 
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THE PLANNING COMMISSION OF THE CITY OF ARTESIA DOES HEREBY 
FIND, ORDER AND RESOLVE AS FOLLOWS: 

SECTION 1. Recitals. The above recitals are true, correct and incorporated herein 
by reference.  

SECTION 2. Zoning Text Amendment. 

A. Consistency with City’s General Plan: The Planning Commission finds and 
recommends that the City Council find the proposed Zoning Text Amendment conflicts 
with the City’s General Plan. 

Specifically, the proposal conflicts with Community Planning Principle SAF-5, 
which emphasizes the creation and maintenance of safe neighborhoods and the 
reduction of crime to improve quality of life in Artesia. Alcohol-related land uses have 
been identified by the City and the State as having secondary effects that may include 
increased calls for service, impaired driving, nuisance activity, and reduced perceptions 
of safety. The increased availability of alcohol and distilled spirits in close proximity to 
sensitive land uses, including single-family residential neighborhoods, poses foreseeable 
risks to public safety and community well-being. 

The proposed Zoning Text Amendment would remove a requirement in the Artesia 
Municipal Code Section 9-2.3203(l)(4), which prohibits off-sale alcohol uses at gasoline 
service stations. This provision functions as a policy-based land use control intended to 
prevent cumulative impacts associated with alcohol availability, particularly at locations 
oriented toward vehicle access and extended hours of operation. Removing this 
prohibition would allow alcohol sales at gasoline stations throughout the City, regardless 
of proximity to existing alcohol outlet concentrations. 

The City currently has 3 gasoline service stations that operate mini-mart retail uses 
with alcohol. These service stations are located within multiple Census Tracts (Exhibit 
“B”) that already contain varying concentrations of alcohol-licensed establishments. 
Eliminating the prohibition citywide would likely result in additional applications for alcohol 
sales at these locations, incrementally increasing alcohol availability and exacerbating 
existing concentration conditions in affected neighborhoods. 

Accordingly, approval of the proposed Zoning Text Amendment would be 
inconsistent with General Plan policies LU 2.2.1 (Neighborhood Stability), LU 2.3 
(Protection of Residential Neighborhoods), LU 2.3.2 (Review of Commercial 
Intensification), and LU 2.4 (Compatibility of Uses) and would violate Government Code 
Section 65860. 

B. Effect on the Health, Safety and General Welfare: The Planning Commission 
finds and recommends that the City Council find the proposed Zoning Text Amendment 
would have an adverse effect on the health, safety, and general welfare of the community. 
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The City’s zoning regulations are intended to proactively mitigate secondary 
impacts associated with alcohol-related uses, including increased crime risk, impaired 
driving, loitering, and nuisance activity. Artesia Municipal Code Section 9-2.3203(l) 
establishes separation requirements and use limitations that reflect this policy intent and 
are designed to prevent overconcentration and incompatible land-use patterns. 

Removing the prohibition on alcohol sales at gasoline service stations would 
weaken the City’s ability to regulate the intensity and location of alcohol access and would 
impair its capacity to address cumulative impacts on a citywide basis. Such an 
amendment would diminish existing safeguards intended to protect residential 
neighborhoods, preserve community character, and reduce public safety risks, thereby 
adversely affecting the general welfare of the City. 

SECTION 3. Conditional Use Permit.  

 A. Consistency with City’s General Plan: The proposed conditional use is not in 
substantial conflict with the City’s General Plan. 

This finding cannot be made. 

The subject property is located within Census Tract 5545.21, encompassing 16809 
Pioneer Boulevard, an area that demonstrates an undue concentration (Exhibit “B”) of off-
sale alcohol licenses relative to population and county norms, as documented in the 
Alcoholic Beverage Control (“ABC”) concentration analysis (Exhibit “C”). ABC crime 
statistics further indicate that the area meets the criteria for a high-crime reporting district, 
evidencing existing public safety concerns associated with alcohol availability. 

The requested upgrade from a Type 20 (Off-Sale Beer and Wine) license to a Type 
21 (Off-Sale General) license would expand access to distilled spirits, which contain 
higher alcohol content and are associated with increased risks of abuse, impaired driving, 
and alcohol-related crime. This represents an intensification of alcohol-related uses in an 
area already experiencing impacts. 

The proposal is inconsistent with the following General Plan policies: 

• LU 2.3 – Prohibits uses that may lead to deterioration of residential neighborhoods 
or adversely impact safety. 

• LU 2.3.2 – Requires careful review of requests to intensify commercial uses with 
potential secondary impacts. 

• LU 2.2.1 – Directs the City to maintain neighborhood stability and protect quality 
of life. 

• LU 2.4 and LU 2.4.1 – Require compatibility between commercial uses and 
adjacent residential neighborhoods. 

As noted in Community Planning Principle SAF-5, maintaining safe neighborhoods 
and reducing crime are essential to quality of life in Artesia. The increased availability of 
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distilled spirits in a high-crime, overconcentrated area near residential uses is inconsistent 
with these objectives. 

Accordingly, the proposed conditional use is in substantial conflict with the City’s 
General Plan, and this finding cannot be made. 

 B. Effect on the Health, Safety and General Welfare: The proposed use will not 
have an adverse effect on the health, safety and general welfare of the community. 

This finding cannot be made. 

The proposed license upgrade would not reduce adverse effects on public health, 
safety, or general welfare. Alcohol sales establishments possess characteristics that can 
generate deleterious effects and public nuisances, particularly when located near 
sensitive uses such as single-family residential neighborhoods. 

According to data published by the Los Angeles County Department of Public 
Health, Artesia experiences alcohol-related harms, including alcohol-involved vehicle 
crashes and alcohol-related deaths, that demonstrate the presence of alcohol-related 
risks at the community scale (Exhibit “C”). Increased alcohol availability, particularly of 
distilled spirits, has been shown to correlate with higher rates of alcohol misuse, impaired 
driving, and crime. 

California law recognizes that municipalities may regulate or prohibit alcohol-
related land uses where supported by substantial evidence of potential adverse impacts. 
Given the documented undue concentration of alcohol licenses, ABC high-crime 
designation, proximity to residential uses, and cumulative exposure to alcohol availability, 
approval of the proposed Type 21 license would be detrimental to the health, safety, and 
general welfare of the community and would not serve public convenience or necessity. 

C. Site is Adequate in Size and Shape: The site for the proposed incidental use 
is adequate in size and shape to accommodate the proposed use.  

The site for the proposed incidental use is adequate in size and shape to 
accommodate the proposed alcohol sales. The proposed incidental use will be part of the 
existing retail business. 

D. Adequate Highways and Streets: The site for the proposed conditional use is 
served by highways adequate in width and improved as necessary to carry the kind and 
quantity of traffic such use will generate. 

The subject site currently has an existing standalone retail business that will 
include retail products, including alcoholic beverages, as an incidental use only. The 
conditional use will not significantly increase traffic. The General Plan identifies Pioneer 
Boulevard as a Primary Arterial Highway. Major highways serve as accessible entries and 
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exits to the subject site. Therefore, the highways and streets surrounding the site are 
adequate. 

SECTION 4. CEQA. The denial is exempt by statute from the requirements to 
prepare additional environmental documentation per California Environmental Quality Act 
(CEQA) Guidelines, Section 15270 (Projects Which Are Disapproved). This section 
specifies that CEQA does not apply to projects which a public agency disapproves. The 
recommended action is the denial of a zoning text amendment and conditional use permit. 

 SECTION 5. The Planning Commission further finds that public convenience or 
necessity would not be served by the requested Type 21 privileges at this location given 
the documented undue concentration of alcohol licenses and elevated crime conditions. 

SECTION 6. Based on the findings contained in Sections 1 through 5 above, and 
all other evidence in the record, the Planning Commission hereby recommends the City 
Council (1) deny Applicant’s proposed Zoning Text Amendment as shown in Exhibit A 
attached hereto, and (2) deny Applicant’s request for a Conditional Use Permit. 

SECTION 7. The Community Development Director shall certify to the adoption of 
this Resolution and shall forward a copy of it to the City Clerk and to the City Council.  

PASSED, APPROVED AND ADOPTED this 17th day of February 2026. 

 
        
  Victor Manalo, Chairperson   

ATTEST: 

 
       ___________ 
Paul Bollier, Community Development Director 
 
ROLL CALL VOTE: 
 
AYES:   COMMISSIONERS:  
NOES:   COMMISSIONERS:   
ABSENT:   COMMISSIONERS:  
ABSTAIN:   COMMISSIONERS:  
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EXHIBIT “A” 
 

DRAFT ORDINANCE NO. 26-981 AMENDMENTS TO 
ARTICLE 32 (Conditionally Permitted Used in CG Zone) 
OF TITLE 9 (PLANNING AND ZONING) OF THE ARTESIA 
MUNICIPAL CODE  
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EXHIBIT “B” 
List of alcohol license in the City of Artesia 
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EXHIBIT “C” 
Alcohol Outlet Density and Alcohol-Related Consequences 

County of Los Angeles Public Health Department 
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EXHIBIT A 

Article 32 
Uses Permitted Subject to Conditional Use Permits (CG) 

 
Key: 
Normal Text = Existing unmodified language in the Code 
Strikethrough Text = Existing language proposed to be removed from the Code 

§ 9-2.3203. Uses Permitted Subject to Conditional Use Permits (C-G). 

Premises in the General Commercial (C-G) Zone may be used for the following purposes 
provided a conditional use permit has first been obtained pursuant to the provisions of 
Article 17 of this chapter: 

(a) Automobile service stations pursuant to Section 9-2.3204 of this chapter. A self-
service car wash may be allowed as an accessory use to an automobile service 
station if such accessory use is specifically authorized by the conditional use permit 
or a modification thereto. 

(b) Retail sales and installation of the following automobile accessories: automobile 
stereos, automobile speakers, automobile amplifiers, automobile audio processors, 
automobile subwoofer systems, automobile video systems, automobile security 
systems, automobile radar and laser detector systems, and automobile GPS 
navigation systems, provided that the installation of these items and systems are 
conducted within an enclosed building. 

(c) Retail sales of automobile tires, wheels and rims, and the incidental installation of 
these items, and front-end alignment and replacement or repair of brakes, provided 
the installation of these items are conducted within an enclosed building and the 
property lot size is at least 10,000 square feet. 

(d) Drive-in and drive-thru restaurants; 

(e) Bars and cocktail lounges; 

(f) Feed and grain sales; 

(g) Motels and hotels; 

(h) Automobile sales agencies, including incidental body and fender work, automobile 
repair and painting and upholstering services, providing all such incidental services 
are conducted in an enclosed building; 

(i) Mobile home sales; 

(j) Horticultural retail sales nurseries; 

(k) Pet shops; 
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(l) Sales of alcoholic beverages for consumption of alcoholic beverages off the 
premises, provided that such use complies with the following criteria: 

(1) Such use shall not be located within 1,000 feet from any other use where 
off-premises alcoholic beverages are sold; 

(2) Such use shall not be located within 600 feet from a church, school, 
playground or park; 

(3) Such use shall not be located within 100 feet of any residential zone; 

(4) Such use shall not be located on the same lot or parcel or, in conjunction 
with any premises, which operates an automobile service station or sells 
gasoline or fuel to the public for the operation of motor vehicles. 

(m) Bakery shops, including baking only when incidental to retail sales from the 
premises; 

(n) Parking lots and parking buildings pursuant to the provisions of Article 11 of this 
chapter; 

(o) (Reserved) 

(p) (Reserved) 

(q) Driving and traffic schools, passenger vehicle only; 

(r) Adult day health care (ADHC) facilities, excluding medical offices, non 
ambulatory, and overnight care. 

(s) Indoor swap meet, pursuant to a blanket conditional use permit for all individual 
vendors within the same building provided that such use complies with the 
following criteria: 

(1) The indoor swap meet use shall be allowed only as an incidental use within the 
floor area of a major anchor tenant. The major anchor tenant, as defined in 
Section 9-2.414, shall be a retail store having at least twenty thousand (20;000) 
square feet. 

 
(2) No more than 5% of the usable floor area of the major anchor tenant shall be 

occupied by an indoor swap meet. 

(3) All retail sales shall be conducted solely within designated leasable vendor 
booth spaces. Vendor booth spaces shall be located exclusively indoors. 

(4) No merchandise or obstruction related to the swap meet vendors shall be 
located outside permanent vendor spaces. 

(5) Vendor booth spaces shall be maintained as delineated on a master floor plan 
which specifically identifies the location and square footage of each leasable 
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booth area. 

(6) Only one tenant per vendor booth space shall be allowed. 

(7) Only retail uses are permitted. 

(8) A City business license shall be obtained by each tenant operating a booth 
space which shall be displayed in a conspicuous place within the booth space. 

(t) Motion picture theaters provided that such uses comply with the following criteria: 

(1) The motion picture theater shall be located within a commercial development, 
where a minimum of 40% of the uses, exclusive of the motion picture theater, 
derive their revenues from retail sales. 

(2) The minimum lot size of the commercial development, where such motion 
picture theater is located shall be not less than three acres. 

(3) The premises shall not be operated as an adult-oriented motion picture theater 
as defined in Article 3 of Chapter 2 of Title 3 (Adult-Oriented Businesses) of 
the Artesia Municipal Code, unless the motion picture theater complies with 
the separation requirements from sensitive uses as specified in Section 3-2.303 
and the applicant obtains a permit therefor in compliance with Article 3 of 
Chapter 2 of Title 3 (Adult-Oriented Businesses) of the Artesia Municipal 
Code. 

(4) All other development standards of this article and Articles 6 through 15 of this 
chapter shall be met. 

(u) Other similar uses which the Planning Commission and City Council find to be 
substantially similar to the above enumerated uses and which, because of the special 
problems necessary to integrate the use with the surrounding neighborhood, require 
the issuance of a conditional use permit; 

(v) Wireless telecommunication facility sites, antennas and monopoles, in accordance 
with the development standards contained in Article 42 of this chapter. 

(w) Computer Internet access businesses, provided such uses shall satisfy and comply 
with the following minimum location and operational standards: 

(1) The business shall not be located within 500 feet of any public or 
private school or facility that provides educational or recreational services, 
or both such services, to children 18 years of age or younger. This separation 
requirement shall be construed to apply to, and restrict the location of, 
computer Internet access businesses within 500 feet of any nursery primary 
or secondary school, as well as any school or facility providing any youth-
oriented programs or services such as day care, tutorial programs or athletic 
programs. 

 
(2) The permitted hours of operation of the business are from 8:00 a.m. to 
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10:00 p.m., Sunday through Thursday, and 8:00 a.m. to 12:00 a.m. 
(midnight), Friday and Saturday; provided, however, that minors must 
be accompanied by a parent or legal guardian after 10:00 p.m. 

 
(3) No minors shall be allowed in the business after 8:30 a.m. or before 

3:00 p.m. on regular school days unless accompanied by a parent or 
legal guardian. 

(4) The front windows shall not be tinted or otherwise covered during 
normal business hours so as to maintain an unobstructed view into the 
business suite from the outside. 

(5) Adequate lighting shall be maintained inside the business and in the 
parking area. 

(6) The front door shall remain open, unlocked and unobstructed during 
regular business hours. 

(7) No rear access to the business shall be allowed except for emergencies. 

(8) An adult manager, age 25 years or older, shall be on site during business 
hours and shall be responsible for maintaining order inside the 
establishment and on the property. 

(9) Signs shall be posted prohibiting loitering and curfew violations. The signs 
shall refer to the applicable provisions of State and local law restricting such 
activity. 

(10) No alcoholic beverages and no unlawful activity shall be allowed on site. 

(11) Police quality video surveillance shall be established, operated and maintained 
on the site, which system shall be accessible to the Sheriff's Department upon 
request. 

(12) The operator shall permit law enforcement to have access to the business 
during regular business hours. 

(13) Other operational conditions may be imposed as part of the issuance of the 
conditional use permit, including conditions limiting the duration of the permit 
and permitting revocation under specified circumstances. 

(x) Ice skating and roller skating rinks with associated retail uses. 
 

(y) Car rental facilities. 
 

(z) Billiard halls.  
 
(aa) (Reserved) 
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(bb) Churches and other places of religious worship, provided such uses shall satisfy and comply with 

the development standards set forth in this Subsection (bb) and Article 41 of this chapter: 

(1) The building frontage of the building unit or tenant space for the use shall not 
exceed 10 feet; 

(2) The building unit or tenant space for the use shall not exceed 5,000 square feet 
of floor area; 

(3) The rear and side yard setbacks for the building unit or tenant space shall be at 
least 130 feet from any residentially zoned property, as measured from the rear 
and side property lines of the parcel on which the use is to be located; 

(4) The front yard setback for the building unit or tenant space shall be at least 150 
feet, as measured from the front property line of the parcel on which the use is 
to be located to the building unit or tenant space; and 

(5) Notwithstanding Section 9-2.4101(a)(2) of Article 41, the use shall not be 
located closer than 1,000 feet from any other church or other place of religious 
worship. For purposes of this Subsection (bb)(5), the distance shall be 
measured from property line to property line. 

(cc) Archery/sporting goods retail businesses, with incidental services, in addition to the 
standard criteria for the approval of a conditional use permit, shall satisfy the following 
criteria: 

(1) If incidental services include use of an archery range, the range shall be 
certified by the National Field Archery Association; 

(2) The use shall have an active certificated charter with the National Field 
Archery Association; 

(3) If incidental services include use of an archery range, the range shall only be 
indoors if adjacent to a residentially zoned property or residential uses; 

(4) No minors shall be allowed in the business after 8:30 a.m. or before 3:00 p.m. 
on regular school days, unless accompanied by a parent or legal guardian; 

(5) The front windows of the subject building shall not be tinted or otherwise 
covered during normal business hours so as to maintain an unobstructed view 
into the building from the outside; 

(6) Adequate lighting shall be maintained inside the subject building and in the 
subject parking area; 

 
(7) The front door of the subject building shall remain open, unlocked and 

unobstructed during regular business hours; 
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(8) No rear access to the subject building is permitted, except for emergencies or 
as otherwise required by the City's Building Code; 

(9) An adult manager, age 25 years or older, shall be on site during business hours 
and shall be responsible for maintaining order inside the use and on the subject 
property; 

(10) Signs shall be posted prohibiting loitering and curfew violations, which signs 
shall refer to the applicable provisions of State and local law restricting such 
activity; 

(11) No alcoholic beverages and no unlawful activity shall be allowed on the subject 
site; 

(12) Police quality video surveillance shall be established, operated and maintained 
on the subject site, which system shall be accessible to the Sheriff's Department 
upon request; 

(13) The business operator shall permit law enforcement to have access to the 
business during regular business hours; and 

(14) Other operational conditions may be imposed as part of the issuance of the 
conditional use permit, including conditions limiting the duration of the permit 
and permitting revocation under specified circumstances, subject to notice and 
hearing. 

(dd) Restaurants, including on-site sales of alcoholic beverages, where outdoor dining 
facilities are provided. 

(ee) Markets, grocery stores and supermarket food stores, containing incidental cooking 
and preparation of baked goods, ready-to-eat food products, and hot foods, and/or 
restaurants, and/or banks, whether or not for sub-lease, provided that such use or 
uses and any related product display and seating area does not exceed 30% of the 
gross floor area of the market, grocery store or supermarket, subject to these 
restrictions: 

(1) The market, grocery store or supermarket food store has a gross floor area of 
at least 5,000 square feet. 

(2) A bank provided the bank does not occupy more than 2% of the gross floor 
area. For purposes of this section, an automated teller machine (ATM) by itself 
and not in conjunction with other banking services, shall not constitute a bank. 
However, if other banking services are provided so as to qualify as a bank under 
this section, the floor area used in connection with the ATM shall be counted 
toward the total amount of floor area that may be devoted to the bank. 

(ff) Automobile EV Charging Stations. Electric Vehicles (EV) charging stations and 
other sustainable/green construction applications and a Drive-Thru Car Wash with 
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vacuum stations, may be allowed as primary uses subject to a conditional use permit 
when combined with existing or proposed retail and restaurant uses per Section 
9-2.3202 of this Code subject to these following restrictions: 

(1) The minimum property lot size shall be 43,000 square feet. 

(2) The EV charging stations and drive-thru car wash will be fully automated with 
wash and rinse services with dedicated self-vacuum parking stations. 

(3) The required parking for the drive-thru car wash station will be in the form of 
vacuum stations at a rate of not less than one parking space per 250 square feet 
of gross floor area of drive-thru car wash and shall provide any and all required 
American Disability Act (ADA) parking. All required parking for the retail and 
restaurant shall be in accordance with Article 11 (Off-Street Parking and 
Loading) of Chapter 2 (Zoning) of Title 9 (Planning and Zoning). 

(4) The Drive-thru car wash must have the minimum vehicle queueing of five 
vehicles. If the queueing of vehicles results in negative impacts to the flow of 
vehicular or pedestrian traffic in the public right-of-way, or to the general 
health, safety, and welfare of the public, the City is authorized to require a 
vehicle queueing management plan, which shall address said negative impacts 
to the sole satisfaction of the City. The City shall be authorized to impose 
reasonable conditions of approval to eliminate or mitigate any negative impact 
of the vehicle queueing. 

(5) The drive-thru car wash must provide EV charging stations at a rate of not less 
than one EV parking space per 500 square feet of gross floor area of drive-thru 
car wash. 

(6) The drive-thru car wash must not exceed 75 percent of the total gross floor area 
proposed or existing principal uses. 

(7) The Drive-thru car wash must obtain all necessary licenses, approvals, and 
permits from all applicable local, County, State, and Federal public agencies. 

(8) In addition to the development standards as set forth in Section 9-2.3205, the 
Drive-thru car wash must meet the following development standards: 

(i) The automated drive-through car wash structure/building shall comply 
with the following minimum setbacks: 

(A) Front: 55 feet. 

(B) Interior Side: 4 feet. 

(C) Street Side: 100 feet. 

(D) Rear: 110 feet. 

(9) The existing or proposed retail and restaurant uses shall be a minimum of 6,200 
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square foot. 
 

(Ord. 159, § 43.03; Ord. 187, § 1; Ord. 226, § 3; Ord. 228, § 3; Ord. 291, § 1; Ord. 324, 
§ 1; Ord. 385A, §§ 4, 5; Ord. 385, §§ 4, 5; Ord. 502, § 1; Ord. 503, § 2; Ord. 531, § 5; 
Ord. 560, § 6; Ord. 575, § 10; Ord. 576, § 3; Ord. 587, § 10; Ord. 591, § 4; Ord. 606, 
§ 6; Ord. 626, § 12; Ord. 631, § 8; Ord. 650, Ord. 655, § 6; § 7; Ord. 662, §§ 6, 7; Ord. 
07-701, § 6; Ord. 07-713, § 6; Ord. 08-727, § 6; Ord. 08-728, § 6; Ord. 08-736, § 11; 
Ord. 14-813, § 6; Ord. 15-825, § 6; Ord. 19-880, § 11; Ord. 19-882, § 11; Ord. 20-905, 
§ 6; Ord. 21-918, § 5; Ord. 22-932, § 6; Ord. 22-934U, § 6; Ord. No. 24-952, 5/13/ 
2024) 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B 
OFF SALE ALCOHOL LICENSES (TYPE 20 & 21) 

ALL ARTESIA CENSUS TRACTS  

Approved Type 20 & 21 Alcohol Licenses in Artesia (3 alcohol licenses at gasoline stations) 
License 
Number Status 

License 
Type 

Orig. Iss. 
Date Expir. Date Primary Owner Premises Addr. Business Name 

355519 ACTIVE 21 10/14/1999 9/30/2026 
STATER BROS 
MARKETS 

11815 ARTESIA BLVD,ARTESIA, CA  
90701Census Tract:  5545.21 

STATER BROS MARKETS  
161 

384511 ACTIVE 21 7/16/2003 1/31/2027 
TAWA 
SUPERMARKET INC 

17713 PIONEER BLVD,ARTESIA, CA  
90701Census Tract:  5548.02 99 RANCH MARKET 

444994 ACTIVE 20 12/29/2006 11/30/2026 

AMERICAN RANCH & 
SEAFOOD MARKETS 
INC 

19105 PIONEER BLVD,ARTESIA, CA  
90701-6603Census Tract:  5549.00 

AMERICAN RANCH & 
SEAFOOD MARKET 

453042 ACTIVE 20 6/6/2007 5/31/2026 
COSTA, MARCO 
PAUL 

11655 ARTESIA BLVD,ARTESIA, CA  
90701-3849Census Tract:  5545.21 PORTUGAL IMPORTS 

479370 ACTIVE 21 9/2/2009 8/31/2026 
GARFIELD BEACH 
CVS LLC 

11851 ARTESIA BLVD,ARTESIA, CA  
90701-4002Census Tract:  5545.21 CVS PHARMACY 9488 

483700 ACTIVE 20 12/24/2009 11/30/2026 
KEVIN 
CORPORATION 

16725 PIONEER BLVD,ARTESIA, CA  
90701-1717Census Tract:  5545.21 PIONEER CHEVRON 

485321 ACTIVE 20 9/23/2010 6/30/2026 WALGREEN CO 
11800 ARTESIA BLVD,ARTESIA, CA  
90701-4003Census Tract:  5548.02 WALGREENS 05773 

543492 ACTIVE 20 5/14/2014 4/30/2026 POTENTIA FUEL INC 
11756 SOUTH ST,ARTESIA, CA  
90701-6616Census Tract:  5549.00 POTENTIA FUEL 

551345 ACTIVE 21 12/24/2014 11/30/2026 DIAB, YACOUB 
12135 SOUTH ST,ARTESIA, CA  
90701Census Tract:  5549.00 TERRY'S LIQUOR 

576039 ACTIVE 20 11/28/2016 11/30/2026 

FRESH CATCH 
SEAFOOD MARKET 
INC 

11618 SOUTH ST,ARTESIA, CA  
90701Census Tract:  5549.00  

579407 ACTIVE 20 6/6/2017 6/30/2026 7 ELEVEN INC 
12202 SOUTH STREET,ARTESIA, CA  
90701Census Tract:  5549.00 

7 ELEVEN INC STORE 
#37052 A 

593110 ACTIVE 20 10/14/2020 9/30/2026 
JOHAL OIL 
CORPORATION, INC. 

16809 PIONEER BLVD,ARTESIA, CA  
90701-1719Census Tract:  5545.21 

JOHAL OIL 
CORPORATION 

612582 ACTIVE 20 12/12/2019 6/30/2026 7 ELEVEN INC 
12200 ARTESIA BLVD,ARTESIA, CA  
90701Census Tract:  5548.02 7-ELEVEN STORE 24629B 

618349 ACTIVE 21 2/18/2021 1/31/2026 MILANO LIQUOR INC 
11756 166TH ST,ARTESIA, CA  90701-
1723Census Tract:  5545.21 FOOD MART LIQUOR 

629621 ACTIVE 21 5/11/2022 4/30/2026 

PRAJAPATI, 
RAJENDRAKUMAR 
MAFATLAL 

18801 PIONEER BLVD,ARTESIA, CA  
90701-5633Census Tract:  5549.00 PIONEER LIQUOR 

649608 ACTIVE 21 9/19/2023 8/31/2026 RAJ SRI TWO INC. 
11402 ARTESIA BLVD,ARTESIA, CA  
90701-3844Census Tract:  5548.02 

JERRYS LIQUOR 
MARKET 
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�g� �̀W\� YYYY� �W�� YYYY� _�W�� YYYY� _ZW�� YYYY� �W�� YYYY�h���i���j�Uk� X_W�� YYYY� �W�� YYYY� X[W�� YYYY� _�W�� YYYY� �Ẁ� YYYY�h���
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	Y��	�_� ���\_� ]]]]� \̂�� ]]]]� �̀\�� ]]]]� �̂\̂� ]]]]� \̀a� ]]]]�����������
	Y��	�a� �̀�\̀� ]]]]� \̀Z� ]]]]� _̂\̂� ]]]]� Z�\�� ]]]]� \̀�� ]]]]�����������
	Y��	���� �_\[� ]]]]� [\�� ]]]]� �̀\�� ]]]]� Z̀\�� ]]]]� �\_� ]]]]�����������
	Y��	���� [̀\�� ]]]]� �\_� ]]]]� [Z\�� ]]]]� �̀\�� ]]]]� �\_� ]]]]�����������
	Y��	���� [[\�� ]]]]� [\�� ]]]]� `̂\_� ]]]]� [̀\�� ]]]]� �\̂� ]]]]�����������
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18747 Clarkdale Avenue
Artesia, CA 9070'l

Ph: (562) 865-6262 i Fx: (562) 865-6240

CffiTY OF
COMMUNITY  DEVELOPMENT  DEPARTMENT

PLANNING  DMSION

APPLICAT!ON  FOR:
(checkone  ofU"ie following)

€ Design Review AConditiona! Use Permit %Deterrnina$tori..of Unlisted Use

(For  Departmental  Use  Only)

Case  No: Resolution  No. Hearing  Date:

Fee $: Date Received f'7 II Receipt  No:

€  Vaviance

(Please  Print  or  Type  Legibly)

(SfrBe')  (City)  (State&zipcode)

Legal (Property)  Owner: Phone:

Mailing  Address:
(State  & zip  code)

Purpose  of Request:
(A letter of  intent  may  be  attached)

ProjectAddress: ](->*'? ?Gnaef '81vD
4-r%%  CO  Qb%l

Existing  Land  Use:
(Describe  Current  Use  of Subject  Site)

Zoning:

Legal Description:

separately)

A9-<o G#S ,G,Hxron u;+k hen: h@v+
(Give exact legal  description  a8 recorded  in the  office  of the  County  Recorder,  may  be attached

Assessor's ParcelNumber(s): il'l-oo%  -6o5

COND!T!ONAL  USE PERMIT:

This Conditional Use Permit  is requested  for  the  following  reasons  (findings):

1) TheproposedconditionaluseisnotinsubstantialconflictwiththeGeneralPIanastollows:

l

Re'v. I   :.2022
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iB747 Clarkdale  Avenue
Artesia, CA 90701

Ph: (562) 865-6262i Fx: (562) 865-6240

DF
COMMUNITY  DEVELOPMENT  DEPARTMENT

PLANNING  DIVISION

2) Theproposedconditionalusewillnotadverselyaffectthehealth,safetyandgeneralwelfareasjollows:

3) The site for the proposed conditional  use is adequate  in size  and shape  to accommodate  the  yards,

walls, fences, parking and loading  facilities,  landscaping,  and other  development  features  set  forth  in

this chapter or as required  as a condition  in order  to integrate  such  use with the uses  in the
neighborhood  as follows:

4) The site for the proposed  conditional  use is served  by highways  and  streets  adequate  in width  and

improved as necessary to carry  the  kind  and  quantity  Of traffic  such  use  will  generate:

Does the proposed use require a Determination  of Unlisted  Use?

NO ;f  YES (If YES, explain  the  proposed  uSe below)

2)

/

/

2

VARIANCE:

This Variance is requested For the  following  reasons  (findings):

1 ) There are exceptional or extraordinary  circumstances  or conditions  applicable  e property  that do

not apply generally to other  properties  in the  same  vicinity  and zone  as f

Rev.  Dec.2022



'IB747 Clarkdale  Avenue
Artesia, CA 9070'l

Ph: (562) 865-6262  I Fx: (562) 865-6240

C!T\  C)F
COMMUN1T!'  DEVELOPMENT  DEPARTMENT

PLANNING  DMSION

3)

4)

Are there  any deed restrictions  on the subject  property  at would  prohibit any use permitted by said
variance?

YES (It YES,  atta  data)

(PleaL check  all that apply)

DESIGN  REVIEW:

€  Site  Plan

[1 Facade  lmprovements

Signs

€  Landscape  Plan

This  Design  Review  is requ  for  the  following  reasons  (findings):

1)  The  design  and layo  of the  proposed  development  or structures is consistent with the City's General
Plan,  any  appli  specific  plan,  any  applicable  design  guidelines,  and tt"ie development standards
set  forth  in this  ter  as follows:

Th  design  ofthe  structures,  including  the  layout,  size,  shape,  mass, height, architectural elements and
o erdesignfactorsareappropriatetothesizeandshapeoTthelotandarecompatibleandharmonious

the  uses  and  structcires  on adjacent  properties  as follows:

The granting  of this Variance  will not be materially  detrimental  to .the public  vvelTare or ina ous to
properties  or improvements  in the  vicinity  as follows:

The  granting  of this  Variance  does  not  constitute  a specia1  privilege e applicant:

Rev.  Dec.2022



'1E1747 Clarkdale Avenue
Artesra, CA 90701
Ph: (562) 865-6262 i Fx: (562) 865-6240

CtTY  QF
COMMUNIT\  DEVELOPMENT  DEPARTMENT

PLANNING  DIVISION

The  design  of the project  will provide  a desirable  environment  for its
its neighbors  through  good aesthetic  use or high-quality builda
textures,  and landscape  features  as Tollows:

pants,  the visiting public and
erials,  design  elements, colors,

3)

The building  materi  and design  Features are oT a quality  and type that will remain aestheticallyappealing  over ' without  necessitating  Frequent  and  unrealistic maintenance or replacement

4)

7MPORTANT

Any  faise or misleading  information  shall  be grounds  ror denying this application.

Signature  of Applicant:

Signature  of Property  Owner:
(Written authorization may be attached)

Date:

Date:

zl

Re'v.  Dec.2022



iB747 Clarkdale  Avenue
Artesia, CA 90701

Ph: (562) 865-6262 i Fx: (562) %5-6240

CtT\  C)F ARTES!A
COMMUNITY  DEVELOPMENT  DEPARTMENT

PL:ANN{NG  DIV!S}ON

INSTRUCTIONS  FOR APPLICATION  SUBMITTAL:
it is essential  that  all of the  following  materials  be submitted  so  that  we may  process your application:

1) Corripleted  Application  (signed  by  the applicant  and  the  property  6wner,  ij different)

2) Applicable  Fees  (plus  environmental  documentation  Fiting fees):

3) Environmental  Assessment  Form:  To be completed  by  the applicant;

4) Letter  Of Intent:  Prepare  a written  narrative  that  describes  your  request  <or approval;
Conditional  Use  Permit/Desiqn  Review:

%11 Describe the type OT business (in detail) tO be conducted atthe SuyeCt Site including: TYPESof items  or services  to be sold,  hours  of operation, number or employees, parking
accommodations,  and any  other  pertinent  information. If you are proposing architectural
and/or  landscape  improvemen'ts,  please  include  a description oi them.
Variance:

Describe  the  unique  circumstances  that  apply  to your property  (i.e. size, shape, location,
or topograpl"iy), 'why the strict  application  of the zoning code would deprive you of the
privileges enioyed by other property owners in the vicinity and the same ;zone district, andwhy the granting  of this  variance  wili  not constitute  a special privilege. See Var!ance
findings  on page  2-3.

5) )J4opiesofthefollovyirigp!ansiasdeemedapplicablebystaff:  2 kavv/ CoftfS
a)  Plot plan  drawn  to scale  and  fully  dimensioned,  and including the following information:

Scale  of plot  plan  (Minimum  its"  = l'-o"  or i'  = j0t-Ol))i  north arrowi dimensi6ns of site,
square  tootage  OT Site, square  footage  Of structure(s),  setbacks, parking, trash stqrage,
signage,  landscaped  areas,  ioading  and  storage  areas, etc.;

Floor  plan,  drawn  to scale  (Minimum  '1/4"  = I '-O") and fully dimensioned;
Elevations,  drawn  to scale  (Mtnimum  1/4"  =  i '-O"),  and Tully dimensioned;
One (1 ) COLORED  set  of the  elevations  and  material  board.d)

c)

One  (1) set  of  all  pUans  reduced  in  size  to  81/2"  x  1 'i " and a .

sooa Radius Map: Clearly indicate all property owners :.":';.,ioO;.o?,':'W%': .::';:".=3= Ssite.  Please  number  each  parcel  of land  within
property  owners'  mailing  list, which  is described  below (Item #8). Depending upon the type or use
proposed,  the Planning  Department  may  also  require  the applicant  to prepare a land use map that
labels  the  use of each  property  within  a 700-foot  radius  around the subject site (a field survey will
benecessarytocompletethismap).  AlistoTradiusmapservicesisattachedtoryourconvenience;

Property  Owners  (Mailing  Labels):  Mailing  address  labels  shall be submitted along with the 300'
Radius  Map as described  above  (Item  7).  The labe1s need to have the following information:
property  owner's  name,  street  number,  city,  state, zip code, and Assessors Parcel Number. The
mailing  address labels  shall  include  all property  owners  within a 300loot  radius of the project site
and  it must  also  correspond  with  the  radius  map  as described  above (Item #8). In addition, please
attach  one  (1 ) Xerox  copy  of the mai1ing  address  labels.  The source oT reference Tor the property

5

Re'v. Dec.2022
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18747 Clarkdale  Avenue
Artesia, CA 90701

Ph: (562) 865-62E)2 I Fx: (562) 865-6240

CtTY  QF A,RTESuA
COMMUNITY  DF,VELOPMENT  DEPAFITMENT

PLANNING  DMSION

owner  list shall  be from  the  latest  available  assessment  roll or Los Angeles County.

otarized  §davit:  the person  who draws  the  300'  radius map (Item #7) and prepares theproperty ownJs mailing labels (Item 9) must also sign an affidavit, whi6h must be notarized. Thisaffidavit  ics  the property  owners  list. The  document  is attached to this application packet;
10)  Any  other  requirements  deemed  necessary  by  staff.

11) Full  application  shall  be submitted  to planning  staff  at city hall, prior to formal electronic submittaiat the  ACCESS  ARTESIA  PLANNING  PORTAL:

https://etients.comcate.corri/newrequest.php'jd-.308

6

Rev.  Dec.2022



'IB747 Clarkdale Avenue
Artesia, CA 9070'l

Ph: (562) 865-6262i Fx: (562) 865-6240

C!TY  C)F
COMMUNITY  DEVELOPMENT  DEPARTMENT

PLANNING  DiVlSION

CERTIFIED PROPERTY  OWNERS'  LIST  AFFIDAVIT

City of Artesia  )

County  of Los  Angeles  ) ss
State of California  )

i  , herebV  Certify  that the attached list contains the names
and addresses as they appear  on the latest  available  assessment  roll of the County  of Los Angeles  within
the area described and for a distance  of three  hundred  (300)  feet from the exterior  boundaries  of the
property  legally  described  as:

Signature of Applicant:

Date:

Subscribed  and sworn bet'ore  me this day  of , 20

Notary  Public:

7

Re'v. Dec.2022



Community  Development  Department
'1 E1747 Clarkdale  Avenue
Artesia,  CA  90701 @ (562)  865-6262  0  Fax  (562)  865-6240

300' RADtUS  MAP & MAIL!N(i  LIST SERVICES:

If a project requires a public hearing (i.e. Planning Commission  and/or City Council), the applicant needs
to submit a 300' radius map and address mailing labets of all the property owners within a 300' radius
around the project site. Companies  that provide the required radius map and mailing labels service are
listed below  for your convenience.

Lani  Developrnenf  Database

Services

Tetephone:  (888)  272-3487
Fee:  No set fee;  determined  on

case-by-case  basis
Contact:  Gaiy  Perkins

Telephone:  (95i)  699-8064
Contact:  Cathy  McDermott

FeeforFirstList:  $125.00
Fee 'tor update to prior iist: $35.00

L.A.  Mapptryg

Telephone:  (626)  280-8382
Contact:  Robert  Castro

7081  Pinezialls  Ave.  Walnut  91766
Robert@Iamapping.com

Susan  W, Case  [nc.
917  Glenneyre  St. # 7

Laguna  Beach,  CA  92651
www.susancaseinc.eom

orders  @susancaseinc.com

(949)  494-6105

Radius  Maps  4 Less
11808  Letini  Dr.

Ra,ncho  Cucamonga,  CA  91701
(909)  997-9357

wvvw.radiusrnaps41ess.com

orr:3ers  @ radiusmaps4less.com

AM  Mapping  Secvice
Telephone: (626)  403-1803

Fax:  (626)  403-2972
Email:  Ammappingserv@aol.com

NotificatNonMaps.conq

-l elephone:  (866)  752-6266

668  N coast HWI!. Laguna Beach
94612

Website:  www.notificationmaps.com
Emai):  Sales@notificationmaps.com

Szeto

-lelep'hone:  (626)512-5050
Fax: (323)  246-4007
Contact:  Stan  Szeto
879  W Ashiya  Road

Montebello,  California  90640
C.U.P.,  Variance,  ABC  License

Mapping  Service

GC  Mapping

3055  W. Valley  Blvd
Alhambra,  CA  91803
626-441-1080

qcmappinq  @ rad'iusmaps.com

Doona's  Radius  Maps
684  S. Geritry  Lane
Anaheirri,  CA  92807
ddradiusmaps@  sbcglobal.net
(7'i4)  921-292t
(714)  458-4798

ReV.  i0/24/22



JOH  AL  OIL  CORPOR  ATION,  INC.

16809  PIONEER  BLV[).

Atz"rcsih,  CA  90701

(562)  547-3779

July  29, 2025

To: City  of  Artesia

From: Johal  Oil  Corporation,  Inc.

RE: Application  for  Conditional  Use Permit

Business: Arco  Gasoline  Station

Property: 16809  Pioneer  Blvd.,  Artesia  Ca 90701

Letter  of  Intent

As you  are  aware,  we  have  owned  the  subject  property  since  2015  and  have  completely

rebuilt  the  current  Arco  Gasoline  Station-Mini  Mart.  We  have  developed  a quality  property  in the

City  of  Artesia  and  look  forward  to  many  years  of  operation.  Currently,  our  mini-mart  operation

allows  for  the  sale  of  beer  and  wine.  We  are  looking  to  expand  our  operation  by adding  full  liquor

sales  within  our  mini-mart  operation.

By adding  the  additional  liquor  sales  to  oi.ir  operation,  this  will  allow  us to  offer  additional

items  for  our  customers  to  purchase  and  will  also  add  additional  sales  revenue  for  the  city.  There

will  be no consumption  of  any  alcoholic  beverages  on the  premises.  Currently,  in or near  our

ocation,  we  believe  only  Stater  Bros  is selling  beer,  wine  and  liquor.

If approved,  we  will  be adding  the  proper  shelving  within  the  mini-mart  area  and  such  will

be behind  our  service  counters.

questions  or  concerns,  please  feel  free  to  contact  us.

Sincerely,

Paramjit  (PJ) Singh

Johal  Oil Corporation,  Inc.

We  thank  you  in advance  for  your  considerat'on  and  approval.  Should  you  have  any
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